
PUBLIC NOTICE 

CITY OF BERKLEY, MICHIGAN 

SPECIAL MEETING OF THE CITY PLANNING COMMISSION 

Tuesday, June 7, 2022 

7:00PM – City Hall Council Chambers  

Information: 248-658-3320 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

APPROVAL OF AGENDA 

APPROVAL OF MINUTES – Meeting minutes of May 24, 2022 

COMMUNICATIONS 

CITIZEN COMMENTS 

 

OLD BUSINESS 

 

1. PSP-04-21: Lot 53 on Oxford Road – The Ivy: Site Plan for Phase II of the approved project at 2219 
Coolidge for the removal of the existing parking lot and construction of two multiple family buildings with 
a total of 24 dwelling units and a parking lot. 
 

 
NEW BUSINESS 

 
2. PSP-12-22: 28557 Woodward – Seven Point Provisioning Center: Sketch Plan for the renovation of 

the existing building to be a retail marihuana dispensary at 28557 Woodward Avenue, Parcel #25-17-
257-025, associated parking in the existing parking lot at Parcel #25-17-257-008, and proposed parking 
at 1299 Wiltshire Road, Parcel #25-17-257-007, and 1276 Franklin Road, Parcel #25-17-257-023.   
 

3. Election of Officers 
 
4. Huntington Woods Master Plan Response  
 

LIAISON REPORTS 

COMMISSIONER / STAFF COMMENTS 

ADJOURN 

 
Notice: Official Minutes of the City Planning Commission are stored and available for review at the office of the City 

Clerk. The City of Berkley will provide necessary reasonable auxiliary aids and services, such as signers for the 

hearing impaired and audio tapes of printed materials being considered at the meeting, to individuals with 

disabilities at the meeting upon four working days notice to the city.  Individuals with disabilities requiring auxiliary 

aids or services should contact the city by writing or calling:  City Clerk, ADA Contact, Berkley City Hall, 3338 

Coolidge, Berkley, Michigan 48072, (248) 658-3300. 

You can watch the meeting on Channel 10 for both Comcast and WOW, at http://www.youtube.com/CityofBerkley 

or http://www.berkleymich.org/livestream.  

http://www.youtube.com/CityofBerkley
http://www.berkleymich.org/livestream


THE REGULAR MEETING OF THE BERKLEY CITY PLANNING COMMISSION WAS CALLED TO ORDER 
AT 7:01 PM, MAY 24, 2022 AT BERKLEY CITY HALL BY CHAIR KRISTEN KAPELANSKI. 

The minutes from this meeting are in summary form capturing the actions taken on each agenda 
item. To view the meeting discussions in their entirety, this meeting is broadcasted on the city’s 
government access channel, WBRK, every day at 9AM and 9PM. The video can also be seen, on-
demand, on the city’s YouTube channel: https://www.youtube.com/user/cityofberkley.  
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PRESENT:    Kristen Kapelanski    Joe Bartus                        
   Greg Patterson    Julie Stearn 

 Lisa Kempner 
 
ABSENT:   Daniel Petrosky (Unexcused; pending resignation) 
   Shiloh Dahlin (Excused) 
   Mark Richardson (Excused) 
 
ALSO, PRESENT: Megan Masson-Minock, Interim Community Development Director 

Ross Gavin, City Council Liaison  
   Bill Scarmeas, 1878 Rosemont, Berkley 
   Aaron Geyer, 1722 Roszel, Royal Oak 
   Aric Klar, 637 Overbrook, Bloomfield Township 
   Michael Klar, 5071 Village Place, West Bloomfield Township 
   
Motion by Commissioner Patterson to excuse the absences of Commissioner Dahlin and Commissioner 
Richardson. Motion supported by Commissioner Stearn.  
  
Voice Vote to approve the absences of Commissioner Dahlin and Commissioner Richardson. 
 
AYES: 5 
NAYS: 0 
ABSENT: Dahlin, Petrosky, Richardson 
 
MOTION CARRIED 
 

* * * * * * * * * 
 
APPROVAL OF AGENDA 
Motion by Commissioner Kempner to approve the agenda supported by Commissioner Patterson. 
With clarification from Interim Community Development Director Masson-Minock stating under new 
business item one, the “on behalf” individuals stated after that has changed based on a request from the 
applicant. 
 
Voice vote to approve the agenda  
 
AYES: 5 
NAYS: 0 
ABSENT: Dahlin, Petrosky, Richardson 
 
MOTION CARRIED 
 

* * * * * * * * * 
 
APPROVAL OF THE MINUTES 
Motion by Commission Kempner to approve the minutes from the regular Planning Commission meeting on 
April 26, 2022 and supported by Commissioner Bartus. 

 
  

https://www.youtube.com/user/cityofberkley
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Voice vote to approve the meeting minutes on April 26, 2022. 
 

AYES: 5 
NAYS: 0 
ABSENT: Dahlin, Petrosky, Richardson 

 
MOTION CARRIED 
 

* * * * * * * * * 
 
COMMUNICATIONS 
Community Development Department Report 
Emails from Mr. & Mrs. Scarmeas on Lume 
Email from Scott Gordon on Quality Roots 
 
* * * * * * * * * 
 
CITIZEN COMMENTS 
 
Robert Rivait, 4292 Ellwood - Addressed the Planning Commission on an Airbnb that is next to his property. Mr. 
Rivait stated that last month in April nine people were killed in an Airbnb. He stated that the Airbnb next to his 
house is a party house. Mr. Rivait stated the garbage has been constant and all over his yard. Across the country, 
they are trying to curtail or ban Airbnb’s because they are taking always from our kids and the schools, the crime 
has increased tremendously with Airbnb’s. You do not know who your neighbor is going to be and Mr. Rivait 
stated that they are parking in front of his garage/driveway. 
 
* * * * * * * * * 
 
OLD BUSINESS 
 
NONE 
 
* * * * * * * * * 
 
NEW BUSINESS 
 

1. PSP-03-22: 1949 Twelve Mile - Lume: Christopher Enright, on behalf of Attitude Wellness LLC and 
Monarch Acquisitions LLC, 1949 Twelve Mile Rd., Parcels #25-17-126-002 and #25-17-126-003, is 
requisition site plan approval for the conversion of 6,764 square feet of the existing building to a retail 
marihuana dispensary and office use for the remaining 17,677 square feet.  

 
Interim Community Development Director Masson-Minock provided an overview of this applicant and highlights 
from the review letter with five suggested conditions of approval. 
 
APPLICANT PRESENTATION 
 Chris Enright  

 Christopher Enright Architects PC 

 628 E Parent Ave #106, Royal Oak, MI 48067 

 
Mr. Enright clarified the changes that were made based on the discussion from when the sketch plan was before 
the Planning Commissions. Mr. Enright stated the plans with the most current submission include the entire 
parking lot.  
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PUBLIC COMMENT 
Bill Scarmeas, 1878 Earlmont - Stated his objection on the dispensary location on 1949 Twelve Mile road. Mr. 
Scarmeas stated that his first concern is that this property backs up residents on Rosemont, being too close to 
residents affecting the property value. The second objection is that Lume will be 1,000 ft from a pre-existing 
private educational facility KinderCare. He also stated his concern on parking and traffic patterns along the 
Brookline entrance, with close proximity to KinderCare and kids getting picked up there. Mr. Scarmeas stated that 
he is opposed to this and hopes that the Planning Commission takes these points into consideration while voting 
on the final approval. 
 
Larry Sermo, 1890 Rosemont - Stated that he lives right next to Bill Scarmeas and addressed concerns about 
drainage. Mr. Sermo stated that his house on Rosemont floods every time. Mr. Sermo stated that towards the end 
of the summer where KinderCare and the projected project is going there was a new parking lot put in about two 
years ago that is uneven, can't walk in it after it rains, and wondered if that drainage is going to be addressed? Mr. 
Sermo stated that last year the city brought out drain cleaners and the parking lot has not had much flooding 
since. The drains run through Rosemont to the back of that parking lot and there is an issue there and does not 
want to see this project put pavers in and ultimately rip them out again. Mr. Sermo stated that since this backs up 
to his lot, he does not want the lights shining in his yard, if there are shields that are going on these lights. Mr. 
Sermo stated he is worried about through traffic and what the city is going to do, and suggested putting no thru 
traffic signs up.  
 
Larry Fonz, 1908 Rosemont - Mr. Fonz questioned the installation of the fan that is going on the building, how 
loud are the fans going to be, does it generate electricity? 
 
Interim Community Development Director Masson-Minock addressed the question on lighting 
concerns from public comment. 
 
Mr. Enright clarified the questions on the wind turbine as well as the drainage on Twelve Mile with parking and the 
sidewalk. Mr. Enright stated that since they will be changing the use and voluntarily making changes to the 
exterior of the site, it triggers the requirement that the entire property has to be brought up to current drainage 
standards. The drainage and parking will be improved. 
  
Interim Community Development Director Masson-Minock included that there was a concern about the existing 
pipe lead. From HRC there was a requirement to have the sanitary lead inspected and video footage submitted to 
the city verifying the lead is suitable for reuse. The lead is suitable for use. Mr. Enright stated that the lead 
inspected was a sanitary sewer lead but the storm sewer pipe on site would be replaced. 
 
The Planning Commission determined that the landscaping is adequate and meets the standards. 
 
Commissioner Bartus stated that the shared parking agreement is something the city attorney would follow up 
with. The parking calculations look fine, and adequate for future use. He also addressed the RCOC permit on 
Twelve Mile. Commission Bartus also addressed two other items that will come later in the process of the 
application.  
 
Commissioner Stearn asked Mr. Enright on clarification on the traffic pattern, arrows that are presented, stating 
that it is not wide enough for two cars and wants to ensure that Mr. Enright is going to have proper signage so 
people are not driving the wrong way.  
 
Mr. Enright clarified and explained the intention and plan with the way the parking is and how the parking and 
traffic pattern will theoretically work. 
 
Commissioner Stearn recommended a do not enter sign to help mitigate the traffic pattern. 
 
  



Draft Minutes of May 24, 2022 City of Berkley Planning Commission Meeting 

 

4 
 

Motion by Commissioner Kempner to approve application PSP 03-22; with the condition that the applicant work 
with the City to work on signage for the alley direction and the items mentioned in the staff cover letter dated May 
19, 2022, and a finding that the landscaping meets the site plan approval standards of Section 130-37 of the 
Zoning Ordinance. The motion was supported by Commissioner Bartus. 
 
AYES: Patterson, Stearn, Bartus, Kempner, Kapelanski 
NAYS: NONE 
ABSENT: Dahlin, Petrosky, Richardson 
 
MOTION CARRIED 
 
* * * * * * * * * 
 

2. PSP-09-22: 3916 W. Eleven Mile - Quality Roots: John Vitale, on behalf of L & L Development LLC, 
3916 W. Eleven Mile Rd., Parcels #25-18-353-030 and #25-18-353-027, is requesting site plan approval 
for the renovation of the existing building to a retail marihuana dispensary and office tenant space.  

 
Interim Community Development Director Masson-Minock provided an overview of the proposed renovation of the 
existing multi-unit tenant building on 3316 W Eleven Mile. Interim Community Development Director Masson-
Minock stated specific details that are presented in the application, wanting more clarification on some things that 
were in the application. There were multiple comments from DPW, but can be taken care of in between site plan 
and the pre-construction meeting. Interim Community Development Director Masson-Minock stated what needed 
to be discussed by the Planning Commission.  
 
APPLICANT PRESENTATION 

Michal Klar       Andrew Danaher, Architect 

Vice president, Co-founder of Quality Roots  Stucky-Vitale Architects 

 
Mr. Danaher clarified the comments that were presented from Interim Community Development Director Masson-
Minock. Mr. Danaher explained the lighting concerns, trash and storage, the windmill, permeable pavers, and 
landscaping.  
 
PUBLIC COMMENT 

 
Email from Scott Gordon, 1760 Thomas - in favor of this particular project.  
 
Commissioner Kempner asked Mr. Danaher about the back-parking area and landscaping aspect of the design.  
Mr. Danaher explained that there is no additional parking proposed in this site plan anymore. It is being proposed 
as the parking presents itself today. They are only requesting to make the alley bigger. Mr. Klar stated that the 
extra six spots are not a need, but would be utilized as employee parking, asking about it now because to go back 
in to add those six spots it would be very costly.  
 
The Planning Commission agreed that they would rather see more landscaping than parking in the back area. 
 
There was also discussion with Mr. Danaher, Interim Community Development Director Masson-Minock and the 
Planning Commission about the neighboring building, conversations with the property owner, and the potential 
future use of that building with the limited parking on-site and current zoning.  
 
The Commission discussed with Mr. Danaher and Mr. Klar about the permeable pavers, and snow removal. 
The Planning Commission determined that the landscaping is adequate and meets the standards. 
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Motion by Commissioner Bartus to approve application PSP 09-09-22 subject to the recommendations in the staff 
letter dated May 19, 2022, and a finding that the landscaping meets the site plan approval standards of Section 
130-37 of the Zoning Ordinance. The motion was seconded by Commissioner Stern. 
 
AYES: Kempner, Patterson, Stearn, Bartus, Kapelanski 
NAYS: NONE 
ABSENT: Dahlin, Petrosky, Richardson 
 
MOTION CARRIED 
 
* * * * * * * * * 
 
LIAISON REPORT 

Commissioner Kempner reported that the DDA is focused on trying to reopen or add some more crosswalks 
especially across Coolidge. The DDA is trying to get the Coolidge Task Force to meet to give recommendations 
so they can go to the City Council.  
 
Events that are happening in June are Ladies Night Out on June 2nd from 5 p.m. to 9 p.m., Art Bash on June 11th 
from 10 a.m. to 6 p.m., and the Pride Block Party at Robina North, on June 26th from 12 p.m. to 4 p.m. 
 
Commissioner Bartus asked Commissioner Kempner on what the DDA is looking to install on the crosswalks, 
flashing lights? Commissioner Kempner stated that they are looking for signs right now then reactivating the lights 
that Berkley does have right now.  
 
* * * * * * * * * 
 

COMMISSIONER COMMENTS 

Commissioner Patterson stated that from the last meeting he was stunned that Commissioner Smith had stepped 
down. Commissioner Patterson gave a huge thank you to Commissioner Smith’s multiple decades of service, 
wealth of knowledge, and it was always an asset to have him on the Commission.  
 

* * * * * * * * * 
STAFF COMMENTS 

Interim Community Development Director Masson-Minock clarified that with the pending resignation of Dan 

Petrosky, the Planning Commission has seven members, and per the bylaws they need to have five for quorum, 

so their presence is essential. She thanked the members of the Commission that were there today.  

 

Interim Community Development Director Masson-Minock also told the Commission to please let staff know if 
they know anyone who would serve well on the planning commission because of the vacancies. The City Council 
looks at appointments in June and training and attendance.  
 
Interim Community Development Director Masson-Minock also stated to let staff know of any comments for 
Huntington Woods Master Plan. There will be a write up with a review for the packet on June 7th. At that meeting, 
the Commission will have a sketch plan for the proposed Seven Point Provisioning Center and The Ivy has 
resubmitted plans. 
 
ADJOURNMENT 

Motion to adjourn by Commissioner Kempner supported by Commissioner Patterson. 

 

Voice vote for adjournment 
 
AYES: 5 
NAYS: 0 
ABSENT: Dahlin, Petrosky, Richardson 
 

With no further business, the meeting was adjourned at 8:13 p.m. 
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EXHIBIT “B” - STORM WATER MANAGEMENT SYSTEM LONG-TERM MAINTENANCE PLAN 
 
 
A.  Physical Limits of the Storm Water Management System 
The storm water management system (SWMS) subject to this long-term maintenance plan (Plan) is depicted on Exhibit A to the permit and includes 
without limitation the storm sewers, swales, catch basins, manholes, inlets, manufactured treatment system, detention basin, flow restrictor structure 
and outlet pipe that conveys flow from the detention basin into the Oxford Road storm system. For the purposes of this plan, this SWMS and all of its 
components as shown in Exhibit A is referred to as “The Ivy Residential Community SWMS”. 
 
B.  Time Frame for Long-Term Maintenance Responsibility 
2219 Coolidge, LLC is responsible for maintaining The Ivy Residential Community SWMS including complying with applicable requirements of the local 
or Oakland County soil erosion and sedimentation control program until Oakland County releases the construction permit. Long-term maintenance 
responsibility for The Ivy Residential Community SWMS commences when defined by the maintenance permit issued by the County. Long-term 
maintenance continues in perpetuity. 
 
C.  Manner of Insuring Maintenance Responsibility 
The City of Berkley has assumed responsibility for long-term maintenance The Ivy Residential Community SWMS. The resolution by which The City of 
Berkley has assumed maintenance responsibility is attached to the permit as Exhibit C. 2219 Coolidge, LLC, through a maintenance agreement with 
the City of Berkley, has agreed to perform the maintenance activities required by this plan. The City of Berkley retains the right to enter the property 
and perform the necessary maintenance of The Ivy Residential Community SWMS if 2219 Coolidge, LLC fails to perform the required maintenance 
activities.  
 
To ensure that The Ivy Residential Community SWMS is maintained in perpetuity, the map of the physical limits of the storm water management 
system (Exhibit A), this plan (Exhibit B), the resolution attached as Exhibit C, and the maintenance agreement between the City of Berkley and the 
property owner will be recorded with the Oakland County Register of Deeds. Upon recording, a copy of the recorded documents will be provided to the 
County. 
 
D.  Long-Term Maintenance Plan and Schedule 
Table 1 identifies the maintenance activities to be performed, organized by category (monitoring/inspections, preventative maintenance, and remedial 
actions). Table 1 also identifies site-specific work needed to ensure that the storm water management system functions properly as designed.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
MAINTENANCE ACTIVITIES SY

ST
EM

 C
OM

PO
NE

NT
S 

              S
tor

m 
Co

lle
cti

on
 S

ys
tem

 
  (

Se
we

rs,
 S

wa
les

, C
atc

h B
as

ins
, M

an
ho

les
) 

Inl
ets

 to
 D

ete
nti

on
 B

as
in 

Un
de

rg
ro

un
d D

ete
nti

on
 B

as
in 

Flo
w 

Re
str

ict
or

 S
tru

ctu
re

 &
 O

utl
et 

Pi
pe

 

Pa
ve

me
nt 

Ar
ea

s 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
FREQUENCY 

Inspect for Sediment Accumulation/Clogging X X X X  Annually 
Inspect For Floatables, Dead Vegetation & Debris X X X X  Annually & After Major 

E  Inspect For Erosion And Integrity of System X X X X  Annually & After Major 
E  Monitor Plantings/Vegetation      2 Times per Year 

Inspect All Components During Wet weather & 
Compare to As-Built Plans 

X X X X  Annually 

Ensure Maintenance Access Remain Open/Clear X X X X  Annually 
Mowing      As Needed  
Remove Accumulated Sediments X X X X  As Needed (See Note Below) 
Remove Floatables, Debris, Invasive & Dead 
Vegetation 

X X X X  As Needed 

Replace or Wash & Reuse risers stone filters      As Needed 
Sweeping of Paved Surfaces     X As Needed 
Repair/Stabilize Areas of Erosion      As Needed 
Replace Dead Plantings & Reseed Bare Areas      As needed 
Structural Repairs X X X X  As Needed 
Make Adjustments/Repairs to Ensure Proper 
Functioning 

X X X X  As Needed 

 
 
PROJECT: 
The Ivy & The Berkley – 
Proposed Residential 
Community 
2219 Coolidge Hwy. 
City of Berkley 
Oakland County, Michigan 

PROPERTY OWNER: 
2219 Coolidge, LLC 
6400 Telegraph Road, Suite 2500 
Bloomfield Hills, Michigan 48301 
 

ENGINEER: 
Stonefield Engineering & Design, LLC 
607 Shelby, Suite 200 
Detroit, Michigan 48226 
Phone: (248) 247-1115 
www.stonefieldeng.com 
 

DATE:  05/16/2022   
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PHASE 1 - RESIDENTIAL DEVELOPMENT AREA
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OXFORD ROAD (PLATTED AS GARRISON AVE)
(50 FEET WIDE-PUBLIC)

EXISTING BUMPER
BLOCKS TO BE REMOVED

EXISTING COMBINED
SEWER STRUCTURE TO
BE REMOVED

EXISTING 126 LF
6" SEWER PIPE TO

BE REMOVED

EXISTING 79 LF 6"
SEWER PIPE TO

BE REMOVED

EXISTING CHAIN LINK
FENCE ON PROPERTY TO

BE REMOVED

LIMIT OF CONCRETE
SIDEWALK REMOVAL

EXISTING COMBINED
SEWER STRUCTURE TO

BE REMOVED

ASPHALT PAVEMENT FOR UTILITY
TRENCH TO BE REPLACED IN KIND

SAW CUT LINE / LIMIT OF
UTILITY TRENCH

SAW CUT LINE / LIMIT OF
UTILITY TRENCH

CONCRETE SIDEWALK AND
PAVEMENT FOR UTILITY TRENCH
TO BE REPLACED IN KINDPROPOSED TEST PIT LOCATIONS

FOR UTILITY CROSSINGS &
CONNECTIONS (TYP.)

DEMOLITION NOTES

1. THE WORK REFLECTED ON THE DEMOLITION PLAN IS TO PROVIDE
GENERAL INFORMATION TOWARDS THE EXISTING ITEMS TO BE
DEMOLISHED AND/OR REMOVED. THE CONTRACTOR IS RESPONSIBLE
TO REVIEW THE ENTIRE PLAN SET AND ASSOCIATED
REPORTS/REFERENCE DOCUMENTS  INCLUDING ALL DEMOLITION
ACTIVITIES AND INCIDENTAL TASKS NECESSARY TO COMPLETE THE
SITE IMPROVEMENTS.

2. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF DEMOLITION ACTIVITIES.

3. EXPLOSIVES SHALL NOT BE USED UNLESS WRITTEN CONSENT FROM
BOTH THE OWNER AND ANY APPLICABLE GOVERNING AGENCY IS
OBTAINED. BEFORE THE START OF ANY EXPLOSIVE PROGRAM, THE
CONTRACTOR IS RESPONSIBLE TO OBTAIN ALL LOCAL, STATE, AND
FEDERAL PERMITS. ADDITIONALLY, THE CONTRACTOR WILL BE
RESPONSIBLE FOR ALL SEISMIC TESTING AS REQUIRED AND ANY
DAMAGES AS THE RESULT OF SAID DEMOLITION PRACTICES.

4. ALL DEMOLITION ACTIVITIES SHALL BE PERFORMED IN ACCORDANCE
WITH LOCAL, STATE, AND FEDERAL CODES.  THE CONTRACTOR IS
RESPONSIBLE FOR ENSURING ALL UTILITIES ARE DISCONNECTED IN
ACCORDANCE WITH THE UTILITY AUTHORITY'S REQUIREMENTS
PRIOR TO STARTING THE DEMOLITION OF ANY STRUCTURE.  ALL
EXCAVATIONS ASSOCIATED WITH DEMOLISHED STRUCTURES OR
REMOVED TANKS SHALL BE BACKFILLED WITH SUITABLE MATERIAL
AND COMPACTED TO SUPPORT SITE AND BUILDING IMPROVEMENTS.
A GEOTECHNICAL ENGINEER SHOULD BE PRESENT DURING
BACKFILLING ACTIVITIES TO OBSERVE AND CERTIFY THAT BACKFILL
MATERIAL WAS COMPACTED TO A SUITABLE CONDITION.

5. DEMOLISHED DEBRIS SHALL NOT BE BURIED ON SITE. ALL
WASTE/DEBRIS GENERATED FROM DEMOLITION ACTIVITIES SHALL BE
DISPOSED OF IN ACCORDANCE WITH ALL LOCAL, STATE AND
FEDERAL REQUIREMENTS. THE CONTRACTOR IS RESPONSIBLE TO
MAINTAIN ALL RECORDS OF THE DISPOSAL TO DEMONSTRATE
COMPLIANCE WITH THE ABOVE REGULATIONS.

6. CONTRACTOR IS RESPONSIBLE TO VERIFY AND EVALUATE THE
CONCRETE SIDEWALK FLAG LOCATION AND CONDITION PRIOR TO
REMOVAL.

7. ALL SIDEWALK REPLACED WITHIN OXFORD ROAD & COOLIDGE HWY
RIGHT-OF-WAY SHALL BE REPLACED IN KIND AND IN ACCORDANCE
TO THE STANDARDS OF THE CITY OF BERKLEY.

8. ANY EXISTING PRIVATE SEWER LATERALS NOT BEING UTILIZED SHALL
BE CUT AND ABANDONED WITHIN 24-INCHES OF THE COMBINED
SEWER MAIN.

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

SYMBOL DESCRIPTION

FEATURE TO BE REMOVED / DEMOLISHED

R

Know what's below
Call before you dig.

LIMIT OF DISTURBANCE

ALL SITE AND RIGHT OF WAY FEATURES ON THIS
PLAN ARE TO REMAIN AND BE PROTECED UNLESS
OTHERWISE NOTED. THE CONTRACTOR SHALL
NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. IF SIGNIFICANT DISCREPANCIES ARE
DISCERNED BETWEEN THIS PLAN AND FIELD

CONDITIONS.
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DEMOLITION PLAN

C-3

1" = 30'

PHASE 1 - DEMOLITION PLAN AREA
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OXFORD ROAD (PLATTED AS GARRISON AVE)
(50 FEET WIDE-PUBLIC)
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PROPOSED 6 FT TRASH
ENCLOSURES ON

CONCRETE PADS (TYP.)

PROPOSED FULL
MOVEMENT

ACCESS DRIVE

PROPOSED 6 FT
MASONRY WALL

PROPOSED 4" WHITE
STRIPING FOR ALL

NON-ADA PARKING SPACES

PROPOSED ADA
STRIPING (TYP.)

PROPOSED 299 LF
CONCRETE CURB

PROPOSED ASPHALT
PAVEMENT (TYP.)

PROPOSED STOP
SIGN & STOP BAR

(2-TYP.)

PROPOSED STOP & DO
NOT ENTER SIGN (TYP.)

LIMIT OF
PROPOSED CURB

PROPOSED 185 LF
CONCRETE CURB

PROPOSED ADA PARKING &
VAN ACCESSIBLE PARKING
SIGN ON BOLLARD (TYP.)

LIMIT OF PROPOSED
ASPHALT PAVEMENT

PROPOSED 16 LF
FLUSH CURB

PROPOSED 168 LF
CONCRETE CURB

PROPOSED
TRANSITION RAMP
(TYP.)

PROPOSED
TRAFFIC FLOW
ARROW (TYP.)

PROPOSED CONCRETE
PAD (TYP.)

PROPOSED CONCRETE
SIDEWLAK (TYP.)

COMPACT PARKING SPACES WITH
"COMPACT CAR PARKING ONLY"

SIGNAGE (6 -TYP)

PROPOSED 182 LF
CONCRETE CURB

PROPOSED 5 LF FLUSH
CURB WITH
DETECTABLE WARNING

PROPOSED 161 LF
CONCRETE CURB

SAW CUT LINE / LIMIT OF
PROPOSED SIDEWALK

PROPOSED SIDEWALK TO BE
REMOVED & REPLACED IN KIND

FOR WATER MAIN INSTALLATION

PROPOSED CONCRETE
PAVEMENT TO BE REPLACED IN

KIND TO THE NEAREST JOINT
FOR UTILITY CONNECTIONS.

PROPOSED 5 LF
FLUSH CURB

PROPOSED BICYCLE
PARKING SPACES

(5 RACKS - 10 SPACES)

PROPOSED ADA
STRIPING (TYP.)

PROPOSED ADA PARKING &
VAN ACCESSIBLE PARKING
SIGN ON BOLLARD (TYP.)

PROPOSED 93 LF
CONCRETE CURB

PROPOSED 16 LF
FLUSH CURB

PROPOSED STAIRWELL.
REFER TO ARCHITECTURAL
DRAWINGS. (TYP.)

PROPOSED PATIO. REFER
TO ARCHITECTURAL
DRAWINGS. (TYP.)

PROPOSED TAPERED
CONCRETE CURB

PROPOSED TAPERED
CONCRETE CURB

5
'

GENERAL NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES
WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE
OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.) PRIOR TO
INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE
DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE
EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE
CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND
ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED
PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED
PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES
DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY
LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &
DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING
OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION
TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT
CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,
LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL
LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED
IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN,
LLC.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE
DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
REFLECTED WITHIN THE PLAN SET.

9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE
GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE
PROCUREMENT OF STREET OPENING PERMITS.

11. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
CONSTRUCTION & DEMOLITION ACTIVITIES.

12. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES
AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.

GRAPHIC SCALE IN FEET

0' 40'20'20'

1" = 20'

SITE PLAN

C-4

1" = 20'
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PHASE 1 - RESIDENTIAL DEVELOPMENT AREA

TABLE OF LAND USE AND ZONING

PARCEL ID: 25-18-431-015 THRU 25-18-431-021

MULTI-FAMILY RESIDENTIAL (RM)

PROPOSED USE

APARTMENTS

ZONING REQUIREMENT REQUIREMENT PROPOSED

MINIMUM LOT AREA N/A 39,232 SF (0.90 AC)

MINIMUM LOT WIDTH N/A 146.8 FT

MAXIMUM LOT COVERAGE 35% 18.0% (7,066 SF)

MAXIMUM BUILDING HEIGHT 30 FT 34.0 FT (W)

MINIMUM FRONT YARD SETBACK* 25 FT** 25.0 FT

MINIMUM SIDE YARD SETBACK* (ONE) 15 FT*** - TBD 27.7 FT

MINIMUM SIDE YARD SETBACK* (TOTAL) 30 FT*** - TBD 106.3 FT

MINIMUM REAR YARD SETBACK* 35 FT 36.1 FT

(W)

*

**

***

4 FT PARAPET FOR ROOFTOP SCREENING

PROPOSED BUILDING OVERHANGS MAY OVERHANG UP TO 4 FT INTO PROPOSED SETBACKS.

SEC. 138-527:
(b): OR AVERAGE SETBACK OF THE SIX ADJACENT BUILDINGS ON THE SAME BLOCK (WHICHEVER
IS GREATER)

SEC. 138-527:
(g): EVERY LOT ON WHICH A MULTIPLE DWELLING IS ERECTED SHALL BE PROVIDED WITH A SIDE
YARD ON EACH SIDE OF SUCH LOT. EACH SIDE YARD SHALL BE INCREASED BY ONE-HALF FOOT
FOR EACH TEN FEET OR PART THEREOF BY WHICH THE LENGTH OF THE MULTIPLE DWELLING
EXCEEDS 50 FEET IN OVERALL DIMENSION ALONG THE ADJOINING LOT LINE

(f): NO MULTIPLE DWELLING SHALL BE ERECTED ON A LOT OR PARCEL OF LAND THAT HAS AN
AREA OF LESS THAN 10,000 SQUARE FEET. THE TOTAL NUMBER OF ROOMS (OTHER THAN
KITCHEN AND SANITARY FACILITIES) PROVIDED SHALL NOT BE MORE THAN THE AREA OF THE
PARCEL IN SQUARE FEET DIVIDED BY 500.

TOTAL NUMBER OF ROOMS ALLOWED = 39,232 / 500 = 78 ROOMS

TOTAL ROOMS PROPOSED = 31

SYMBOL DESCRIPTION

SAWCUT LINE

PROPOSED CURB

PROPOSED FLUSH CURB

PROPOSED BUILDING

PROPOSED CONCRETE

SETBACK LINE

PROPOSED SIGNS / BOLLARDS

PROPERTY LINE

PROPOSED BICYCLE PARKING

OFF-STREET PARKING REQUIREMENTS

CODE SECTION REQUIRED PROPOSED

§ 138-219 MULTI-FAMILY APARTMENTS: 41 SPACES

2 SPACES PER DWELLING UNIT

(24 UNITS) (2 SPACES / UNIT) = 48 SPACES INCLUDING:

§138-220(b) COMPACT CAR PARKING: (1) 6 COMPACT SPACES

8 FT X 16 FT WITH 24 FT DRIVE AISLE

§138-268 BICYCLE PARKING CREDIT: (2) 10 BICYCLE SPACES

REDUCES REQUIRED PARKING UP TO 2 SPACES PER 4
BICYCLE SPACES

4 BICYCLE SPACES = -2 VEHICLE PARKING SPACES

TOTAL REQUIRED: 48 - 2(2) - 5* = 41 PARKING SPACES

§138-222 90° PARKING: 9 FT X 20 FT WITH

9 FT X 20 FT WITH 24 FT DRIVE AISLE 24 FT AISLE

(1)

(2)

(*)

§138.220(b):
COMPACT CAR SPACES SHALL BE AN ACCESSIBLE RECTANGLE HAVING A WIDTH OF EIGHT FEET AND A
LENGTH OF 16 FEET. COMPACT CAR SPACES SHALL ACCOUNT FOR NO MORE THAN 30 PERCENT OF THE
TOTAL PARKING REQUIREMENT AND BE CLEARLY SIGNED FOR "SMALL CARS ONLY."

(0.30) x (48 PARKING SPACES) = 14 COMPACT SPACES PERMITTED

§138.268:
BICYCLE PARKING MAY BE USED TO REDUCE THE NUMBER OF REQUIRED OFF-STREET PARKING SPACES.
EXISTING DEVELOPMENTS MAY ELECT TO REDUCE THE REQUIRED OFF-STREET PARKING BY TWO CAR
PARKING SPACES BY PROVIDING FOUR BICYCLE PARKING SPACES (I.E., BY INSTALLING TWO INVERTED U,
LOOP STYLE, OR OTHER APPROVED STYLE OF BICYCLE RACK).

PLANNING COMMISSION WILL WAIVE 10% OF THE REQUIRED PARKING PER THE PLANNING COMMISSION
MEETING ON APRIL 26TH, 2022

PROPOSED WALL

PROPOSED TRANSITION CURB
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GRADING NOTES

1. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.  ANY GROUNDWATER DE-WATERING PRACTICES
SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
PROFESSIONAL.  THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER.  ALL SOIL IMPORTED TO THE SITE SHALL BE
CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.

2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.

3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
STONEFIELD ENGINEERING & DESIGN, LLC. FOR REVIEW AND
APPROVAL PRIOR TO POURING CURBS.

4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
AUTHORITY REGULATIONS.

5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:
· CURB GUTTER: 0.50%
· CONCRETE SURFACES: 1.00%
· ASPHALT SURFACES: 1.00%

6. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

7. FOR PROJECTS WHERE BASEMENTS ARE PROPOSED, THE DEVELOPER IS
RESPONSIBLE TO DETERMINE THE DEPTH TO GROUNDWATER AT THE
LOCATION OF THE PROPOSED STRUCTURE. IF GROUNDWATER IS
ENCOUNTERED WITHIN THE BASEMENT AREA, SPECIAL
CONSTRUCTION METHODS SHALL BE UTILIZED AND
REVIEWED/APPROVED BY THE CONSTRUCTION CODE OFFICIAL. IF
SUMP PUMPS ARE UTILIZED, ALL DISCHARGES SHALL BE CONNECTED
DIRECTLY TO THE PUBLIC STORM SEWER SYSTEM WITH APPROVAL
FROM THE GOVERNING STORM SEWER SYSTEM AUTHORITY.

ADA NOTES

1. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS
AISLES.

2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
THE LOCATION OF THE ACCESSIBLE PATH).  THE CONTRACTOR IS
RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
THE PLAN SET.

4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION AT ALL LANDINGS.  LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL.  THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING
SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
ALONG THE ACCESSIBLE PATH OF TRAVEL.  WHERE PROVIDED, CURB
RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR
ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE
TOP OF THE RAMP.  CURBS RAMPS SHALL NOT RISE MORE THAN 6
INCHES IN ELEVATION WITHOUT A HANDRAIL.  THE CLEAR WIDTH
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

6. ACCESSIBLE RAMPS WITH A RISE GREATER THAN 6 INCHES SHALL
CONTAIN COMPLIANT HANDRAILS ON BOTH SIDES OF THE RAMP
AND SHALL NOT RISE MORE THAN 30” IN ELEVATION WITHOUT A
LANDING AREA IN BETWEEN RAMP RUNS.  LANDING AREAS SHALL
ALSO BE PROVIDED AT THE TOP AND BOTTOM OF THE RAMP.

7. A SLIP RESISTANT SURFACE SHALL BE CONSTRUCTED ALONG THE
ACCESSIBLE PATH AND WITHIN ADA PARKING AREAS.

8. THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ¼ INCHES
VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH.  WHERE
A CHANGE IN LEVEL BETWEEN ¼ INCHES AND ½ INCHES EXISTS,
CONTRACTOR SHALL ENSURE THAT THE TOP ¼ INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN 1 UNIT
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

9. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR
HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL
NOT ALLOW PASSAGE OF A SPHERE GREATER THAN ½ INCH.

GRAPHIC SCALE IN FEET
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SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

PROPOSED DIRECTION OF DRAINAGE FLOW

PROPOSED GRADE SPOT SHOT

PROPOSED TOP OF CURB /
BOTTOM OF CURB SPOT SHOT

PROPOSED FLUSH CURB SPOT SHOT

TC 100.50

BC 100.00

G 100.00

FC 100.00

PROPOSED TOP OF WALL /
BOTTOM OF WALL SPOT SHOT
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NO.D-107

RIM: 675.75

6" INVERT (E): 672.20

12" INVERT (N): 671.38

12" INVERT (S): 671.28

PROP. 4'  STORMWATER
CATCH BASIN

NO.D-106

RIM: 675.45

6" INVERT (E): 672.20

12" INVERT (N): 670.52

12" INVERT (S): 670.42

PROP. 4'  STORMWATER
CATCH BASIN

NO.D-108

TC: 676.75

RIM: 676.25

12" INVERT (S): 672.17

PROP. 4'  STORMWATER
CATCH BASIN

NO.D-104

RIM: 676.40

12" INVERT (W): 668.54

15" INVERT (NE): 668.44

PROP. 4'  STORMWATER
MANHOLE

NO.D-105

RIM: 675.05

12" INVERT (N): 669.56

12" INVERT (E): 669.46

PROP. 4'  STORMWATER
CATCH BASIN

676

676

67
6

PROPOSED 92 LF 12"

HDPE @ 1.00% SLOPE

PROPOSED MODIFIED
STORM INLET RIM
ELEVATION & REPLACE
WITH MANHOLE COVER

PROPOSED 86 LF 12"

HDPE @ 1.00% SLOPE

PROPOSED 40 LF 6" HDPE

ROOF LEADER @ 1.00% SLOPE

PROPOSED 43 LF 6" HDPE

ROOF LEADER @ 1.00% SLOPE

PROPOSED 79 LF 12"

HDPE @ 1.00% SLOPE

PROPOSED 76 LF 12"

HDPE @ 1.00% SLOPE

PROPOSED DRAINAGE AREA (D-106)

6,133 SF = IMPERVIOUS AREAS

3,621 SF = ROOF AREA

1,941 SF = PERVIOUS AREA

11,695 SF = TOTAL AREA C = 0.79

PROPOSED DRAINAGE AREA (D-105)

6,679 SF = IMPERVIOUS AREAS

1,657 SF = PERVIOUS AREA

8,336 SF = TOTAL AREA C = 0.77

PROPOSED DRAINAGE AREA (D-108)

1,960 SF = IMPERVIOUS AREAS

1,883 SF = PERVIOUS AREA

3,843 SF = TOTAL AREA C = 0.58

PROPOSED DRAINAGE AREA (D-107)

5,570 SF = IMPERVIOUS AREAS

3,621 SF = ROOF AREA

942 SF = PERVIOUS AREA

10,133 SF = TOTAL AREA C = 0.84

PROPOSED DRAINAGE AREA (OVERALL)

27,584 SF = IMPERVIOUS AREAS

6,423 SF = PERVIOUS AREA

34,007 SF = TOTAL AREA C = 0.78

DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR STORMWATER IMPROVEMENTS.
SHOULD A CONFLICT EXIST, THE CONTRACTOR SHALL IMMEDIATELY
NOTIFY STONEFIELD ENGINEERING & DESIGN, LLC. IN WRITING.

2. CONTRACTOR SHALL START CONSTRUCTION OF STORM LINES AT
THE LOWEST INVERT AND WORK UP-GRADIENT.

3. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

4. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.

EXCAVATION, SOIL PREPARATION, AND DEWATERING NOTES

1. THE CONTRACTOR IS REQUIRED TO REVIEW THE REFERENCED
GEOTECHNICAL DOCUMENTS PRIOR TO CONSTRUCTION, THESE
DOCUMENTS SHALL BE CONSIDERED A PART OF THE PLAN SET.

2. THE CONTRACTOR IS REQUIRED TO PREPARE SUBGRADE SOILS
BENEATH ALL PROPOSED IMPROVEMENTS AND BACKFILL ALL
EXCAVATIONS IN ACCORDANCE WITH RECOMMENDATIONS BY THE
GEOTECHNICAL ENGINEER OF RECORD.

3. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING SHORING FOR
ALL EXCAVATIONS AS REQUIRED.  CONTRACTOR SHALL HAVE THE
SHORING DESIGN PREPARED BY A QUALIFIED PROFESSIONAL.
SHORING DESIGNS SHALL BE SUBMITTED TO STONEFIELD
ENGINEERING & DESIGN, LLC. AND THE OWNER PRIOR TO THE START
OF CONSTRUCTION.

4. THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT ALL OPEN
EXCAVATIONS ARE PERFORMED AND PROTECTED IN ACCORDANCE
WITH THE LATEST OSHA REGULATIONS.

5. THE CONTRACTOR IS RESPONSIBLE FOR ANY DEWATERING DESIGN
AND OPERATIONS, AS REQUIRED, TO CONSTRUCT THE PROPOSED
IMPROVEMENTS. THE CONTRACTOR SHALL OBTAIN ANY REQUIRED
PERMITS FOR DEWATERING OPERATIONS AND GROUNDWATER
DISPOSAL.

GRAPHIC SCALE IN FEET
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STORMWATER DETENTION PROVIDED WITHIN "THE BERKLEY"
UNDERGROUND DETENTION BASIN. THIS DEVELOPMENT HAS

BEEN DENOTED AS "FUTURE PHASE 2" AND A DRAINAGE
AREA OF 34,007 SF WITH A  0.83 C-VALUE.  "THE BERKLEY"

STORMWATER DRAINAGE & MANAGEMENT PLANS HAVE BEEN
INCLUDED WITHIN THIS PLAN SET AS REFERENCE.

THE CONTRACTOR IS TO INSTALL
"FINGER" OR "STUB" DRAINS PER THE
GEOTECHNICAL INVESTIGATION REPORT
AT ALL CATCH BASINS, MANHOLES, AND
BEHIND CURB OF LANDSCAPE ISLANDS.

RIDGELINE

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE
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PROPOSED STORMWATER STRUCTURES

PROPOSED STORMWATER PIPING

PROPERTY LINE

V
:\
D

E
T

\2
0
2
1
\D

E
T

-2
1
0
0
0
4
-F

R
IE

D
M

A
N

-2
2
1
9
 C

O
O

L
ID

G
E
 H

IG
H

W
A

Y
, 
B

E
R

K
L
E
Y

, 
M

I\
C

A
D

D
\P

L
O

T
\S

D
P
-0

6
-S

T
R

M
.D

W
G

IS
S

U
E

D
A

T
E

D
E

S
C

R
IP

T
IO

N

NOT APPROVED FOR CONSTRUCTION

S
IT

E
 D

E
V

E
L

O
P

M
E

N
T

 P
L

A
N

S

B
Y

TITLE:

SCALE: PROJECT ID:

DRAWING:

P
R

O
P

O
S

E
D

 R
E

S
ID

E
N

T
IA

L
C

O
M

M
U

N
IT

Y

O
A

K
L

A
N

D
 C

O
U

N
T

Y
, 
M

IC
H

IG
A

N
 4

8
0
7
2

T
H

E
 IV

Y
 A

P
A

R
T

M
E

N
T

S

DET-210004

1
1
2
/1

3
/2

0
2
1

F
O

R
 S

IT
E

 P
L

A
N

 S
U

B
M

IS
S

IO
N

M
G

C
IT

Y
 O

F
 B

E
R

K
L

E
Y

L
O

T
 5

3
 O

X
F

O
R

D
 R

O
A

D
P

A
R

C
E

L
 I

D
: 
2
5
-1

8
-4

3
1
-0

3
0

D
e
tr

o
it
, 
M

I 
·

R
u
th

e
rf

o
rd

, 
N

J 
·

N
e
w

 Y
o
rk

, 
N

Y

P
ri

n
ce

to
n
, 
N

J 
·

T
am

p
a,

 F
L
 ·

B
o
st

o
n
, 
M

A

w
w

w
.s

to
n
e
fi
e
ld

e
n
g.

co
m

MICHIGAN LICENSE No. 6201069428
LICENSED PROFESSIONAL ENGINEER

6
0
7
 S

h
e
lb

y 
Su

it
e
 2

0
0
, 
D

e
tr

o
it
, 
M

I 
4
8
2
2
6

P
h
o
n
e
 2

4
8
.2

4
7
.1

1
1
5

2
0
3
/2

5
/2

0
2
2

F
O

R
 S

IT
E

 P
L

A
N

 A
P

P
R

O
V

A
L

M
G

3
0
5
/1

6
/2

0
2
2

R
E

V
IS

E
D

 F
O

R
 S

IT
E

 P
L

A
N

 A
P

P
R

O
V

A
L

M
G

GRAPHIC SCALE IN FEET
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D-104 TO D-108 PROFILE
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DRAINAGE AREA

PHASE 1 - RESIDENTIAL DEVELOPMENT AREA

NOTE: j-LINE CONTAINS HYD. JUMP

PROPOSED 92 LF - 12"
HDPE STORM PIPE AT
1.00% SLOPE

PROPOSED 86 LF - 12"
HDPE STORM PIPE AT
1.00% SLOPE

PROPOSED 76 LF - 12"
HDPE STORM PIPE AT
1.00% SLOPE

PROPOSED 79 LF - 12"
HDPE STORM PIPE AT
1.00% SLOPE
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PROPOSED ENGINEERED BACKFILL

FOR ALL CONVEYANCE PIPES.
ON-SITE SOILS TO BE USED WHERE

FEASIBLE. REFER TO GEOTECH
REPORT FOR OPTIMUM

CONDITIONS FOR REUSE.

HGL LINE

PROPOSED
GRADE
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PROPOSED CONNECTION TO
EXISTING GAS LINE. CONTRACTOR TO

COORDINATE WITH GAS PROVIDER
PRIOR TO CONSTRUCTION.

PROPOSED 291 LF
GAS LINE

PROPOSED 124 LF
ELECTRICAL CONDUIT

PROPOSED ELECTRICAL CONNECTION TO EXISTING
UTILITY POLE. CONTRACTOR TO CONFIRM
FEASIBILITY WITH THE LOCAL UTILITY AUTHORITY.

PROPOSED UTILITY
CROSSING. MINIMUM

VERTICAL CLEARANCE OF
18" MAINTAINED.

PROPOSED SANITARY
BUILDING
CONNECTION
INV: 672.00

PROPOSED 75 LF 6" SCH.
40 PVC SANITARY

LATERAL @ 1.25% SLOPE

PROPOSED SANITARY
CLEANOUT
INV: 671.96

PROPOSED SANITARY
BUILDING CONNECTION
INV: 672.00

PROPOSED SANITARY "TWISTTEE"
SADDLE CONNECTION OR APPROVED

EQUAL TO EXISTING SEWER
12" INV: 655.92

PROPOSED SANITARY "TWISTTEE"
SADDLE CONNECTION OR APPROVED

EQUAL TO EXISTING SEWER
12" INV: 655.95

PROPOSED 75 LF 6" SCH.
40 PVC SANITARY

LATERAL @ 1.25% SLOPE

PROPOSED 51 LF 6" SCH. 40

PVC SANITARY LATERAL @
1.25% SLOPE

PROPOSED 44 LF 6" SCH. 40

PVC SANITARY LATERAL @
1.25% SLOPE

PROPOSED SANITARY
CLEANOUT
INV: 671.36

PROPOSED SANITARY
CLEANOUT
INV: 671.45

PROPOSED
SANITARY
CLEANOUT
INV: 671.96

PROPOSED SANITARY
CLEANOUT
INV: 670.51

PROPOSED SANITARY
CLEANOUT
INV: 670.42

PROPOSED 36 LF 6" SCH.
40 PVC SANITARY

LATERAL @ 1.25% SLOPE

PROPOSED 33 LF 6" SCH.
40 PVC SANITARY

LATERAL @ 1.25% SLOPE

PROPOSED 477 LF 8" CL. 54
DUCTILE IRON WATER MAIN

PROPOSED UTILITY CROSSINGS.
MINIMUM VERTICAL CLEARANCE
OF 18" MAINTAINED.

EXISTING OVERHEAD
UTILITY LINES

PROPOSED UTILITY CROSSINGS.
MINIMUM VERTICAL CLEARANCE

OF 18" MAINTAINED.

PROPOSED UTILITY CROSSINGS.
MINIMUM VERTICAL CLEARANCE

OF 18" MAINTAINED.

PROPOSED UTILITY CROSSINGS.
MINIMUM VERTICAL CLEARANCE

OF 18" MAINTAINED.

PROPOSED 62 LF 2" 'TYPE K'
COPPER WATER SERVICE
LINE

PROPOSED UTILITY
CONNECTION AT
BUILDING. REFER TO
ARCHITECTURAL PLANS.

PROPOSED UTILITY CONNECTION
AT BUILDING. REFER TO

ARCHITECTURAL PLANS.

PROPOSED UTILITY
CONNECTION AT
BUILDING. REFER TO
ARCHITECTURAL PLANS.

PROPOSED UTILITY
CONNECTION AT
BUILDING. REFER TO
ARCHITECTURAL PLANS.

PROPOSED 2" SADDLE
CONNECTION WITH

CURB STOP VALVES (TYP.)

PROPOSED 8" GATE VALVE & WELL
WITH STUB FOR FUTURE EXTENSION
FG 678.13 (EX)

PROPOSED 220 LF 2" 'TYPE K'
COPPER WATER SERVICE

LINE

PROPOSED UTILITY CROSSING.
MINIMUM VERTICAL CLEARANCE

OF 18" MAINTAINED.

PROPOSED WATER MAIN CONNECTION TO
EXISTING WATER LINE. PROPOSED 8" x 12" TAPPING

SLEEVE, VALVE, & WELL. CONTRACTOR TO CONFIRM
FEASIBILITY OF CONNECTION WITH LOCAL WATER

AUTHORITY PRIOR TO CONSTRUCTION.

PROPOSED HYDRANT
ASSEMBLY (TYP.)
FG 678.00 (EX)

SA
N

SA
N

PROPOSED SANITARY
CLEANOUT
INV: 670.10

PROPOSED SANITARY
CLEANOUT
INV: 669.97

NO. CR1

SANI (INV): 669.67

SANI  (BOT): 669.47

STORM (INV): 651.43

STORM (TOP): 659.68

CLEARANCE: 9.79

NO ENCASEMENT REQUIRED

STORM / SANITARY
CROSSING

PROPOSED 34 LF 6" SCH.
40 PVC SANITARY

LATERAL @ 1.25% SLOPE

PROPOSED 34 LF 6" SCH.
40 PVC SANITARY

LATERAL @ 1.25% SLOPE

DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

2. THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN IN
OPERATION ALL UTILITIES NOT DESIGNATED TO BE REMOVED.

3. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY DAMAGE TO
ANY EXISTING UTILITY IDENTIFIED TO REMAIN WITHIN THE LIMITS OF
THE PROPOSED WORK DURING CONSTRUCTION.

4. A MINIMUM HORIZONTAL SEPARATION OF 10 FEET IS REQUIRED
BETWEEN ANY SANITARY SEWER SERVICE AND ANY WATER LINES. IF
THIS SEPARATION CANNOT BE PROVIDED, A CONCRETE
ENCASEMENT SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE
AS APPROVED BY STONEFIELD ENGINEERING & DESIGN, LLC.

5. ALL WATER LINES SHALL BE VERTICALLY SEPARATED ABOVE SANITARY
SEWER LINES BY A MINIMUM DISTANCE OF 18 INCHES. IF THIS
SEPARATION CANNOT BE PROVIDED, A CONCRETE ENCASEMENT
SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE AS APPROVED
BY STONEFIELD ENGINEERING & DESIGN, LLC.

6. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR WATER AND SANITARY SEWER
CONNECTION IMPROVEMENTS.  SHOULD A CONFLICT EXIST, THE
CONTRACTOR SHALL IMMEDIATELY NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING.

7. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING GAS,
ELECTRIC AND TELECOMMUNICATION CONNECTIONS WITH THE
APPROPRIATE GOVERNING AUTHORITY.

8. CONTRACTOR SHALL START CONSTRUCTION OF ANY GRAVITY
SEWER AT THE LOWEST INVERT AND WORK UP-GRADIENT.

9. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD SET OF
PLANS REFLECTING THE LOCATION OF EXISTING UTILITIES THAT
HAVE BEEN CAPPED, ABANDONED, OR RELOCATED BASED ON THE
DEMOLITION/REMOVAL ACTIVITIES REQUIRED IN THIS PLAN SET. THIS
DOCUMENT SHALL BE PROVIDED TO THE OWNER FOLLOWING
COMPLETION OF WORK.

10. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.

11. ANY EXISTING PRIVATE SEWER LATERALS NOT BEING UTILIZED SHALL
BE CUT AND ABANDONED WITHIN 24-INCHES OF THE COMBINED
SEWER MAIN.
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GRAPHIC SCALE IN FEET
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UTILITY PLAN

C-7

1" = 20'

SYMBOL DESCRIPTION

SAN

W

E

G

PROPOSED SANITARY LATERAL

PROPERTY LINE

PROPOSED DOMESTIC WATER SERVICE

PROPOSED ELECTRIC CONDUITS

PROPOSED GAS LINE

PROPOSED VALVE

PROPOSED SANITARY CLEANOUT

T PROPOSED TRANSFORMER ON
CONCRETE PAD WITH BOLLARDS

SANITARY DESIGN SUMMARY

OAKLAND COUNTY UNIT ASSIGNMENT FACTOR:

MULTI-FAMILY RESIDENCES: 0.60 UNITS PER RESIDENCE

(24 RESIDENCES) (0.60) =14.4 UNITS

TOTAL UNITS: 14.4 UNITS

ONE (1) UNIT EQUALS 320 GPD

AVERAGE DAY FLOW = (14.4 UNITS)(320 GPD/UNIT)

AVERAGE DAY FLOW: 4,608 GPD (0.007 CFS)

PEAK FACTOR = 2

MAX DAY FLOW = (2)(AVERAGE DAY FLOW)

MAX DAY FLOW = (2)(4,608 GPD)

MAX DAY FLOW: 9,216 GPD (0.014 CFS)

6" LATERAL FLOW (1.25% SLOPE): 0.408 CFS

6" LATERAL VELOCITY (1.25% SLOPE): 4.15 FPS

(WHEN HALF FULL)

6" LATERAL FLOW (1.25% SLOPE): 0.816 CFS

6" LATERAL VELOCITY (1.25% SLOPE): 4.15 FPS

(WHEN 100% FULL)

PHASE 1 - RESIDENTIAL DEVELOPMENT AREA
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GENERAL LIGHTING NOTES

1. THE LIGHTING LEVELS DEPICTED WITHIN THE PLAN SET ARE
CALCULATED UTILIZING DATA OBTAINED FROM THE LISTED
MANUFACTURER. ACTUAL ILLUMINATION LEVELS AND PERFORMANCE
OF ANY PROPOSED LIGHTING FIXTURE MAY VARY DUE TO
UNCONTROLLABLE VARIABLES SUCH ARE WEATHER, VOLTAGE
SUPPLY, LAMP TOLERANCE, EQUIPMENT SERVICE LIFE AND OTHER
VARIABLE FIELD CONDITIONS.

2. WHERE APPLICABLE, THE EXISTING LIGHT LEVELS DEPICTED WITHIN
THE PLAN SET SHALL BE CONSIDERED APPROXIMATE. THE EXISTING
LIGHT LEVELS ARE BASED ON FIELD OBSERVATIONS AND THE
MANUFACTURER'S DATA OF THE ASSUMED OR MOST SIMILAR
LIGHTING FIXTURE MODEL.

3. UNLESS NOTED ELSEWHERE WITHIN THIS PLAN SET, THE LIGHT LOSS
FACTORS USED IN THE LIGHTING ANALYSIS ARE AS FOLLOWS:
· LIGHT EMITTING DIODES (LED): 0.90
· HIGH PRESSURE SODIUM: 0.72
· METAL HALIDE: 0.72

4. THE CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING &
DESIGN, LLC. IN WRITING, PRIOR TO THE START OF CONSTRUCTION,
OF ANY PROPOSED LIGHTING LOCATIONS THAT CONFLICT WITH
EXISTING/ PROPOSED DRAINAGE, UTILITY, OR OTHER IMPROVEMENTS.

5. THE CONTRACTOR IS RESPONSIBLE TO PREPARE A WIRING PLAN AND
PROVIDE ELECTRIC SERVICE TO ALL PROPOSED LIGHTING FIXTURES.
THE CONTRACTOR IS REQUIRED TO PREPARE AN AS-BUILT PLAN OF
WIRING AND PROVIDE COPIES TO THE OWNER AND STONEFIELD
ENGINEERING & DESIGN, LLC.
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LIGHTING PLAN
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A  (XX')

X.X

SYMBOL DESCRIPTION
PROPOSED LIGHTING FIXTURE
(MOUNTING HEIGHT)

PROPOSED LIGHTING INTENSITY
(FOOTCANDLES)

PROPOSED LUMINARIES SCHEDULE

SYMBOL LABEL QUANTITY LIGHTING DISTRIBUTION LLF WATTS MANUFACTURER IES FILE

A 4
MIRADA MEDIUM - LED AREA POLE LIGHT WITH INTEGRAL
LOUVER HOUSE SIDE SHIELD
9 LUMENS - 3,000 K

FT 0.90 69 W LSI MRM-LED-09L-SIL-FT-30-70CRI-IL.ies

B 8
MIRADA - LED WALL SCONCE
8 LUMENS - 3,000 K FT 0.90 62 W LSI XWM-FT-LED-8L-30.ies

FIXTURES 'A'

FIXTURE 'B'

LIGHTING REQUIREMENTS

REQUIREMENT PROPOSED

§ 138-143(a.3): LIGHTS ON POLES, INCLUDING THE BASE, SHALL NOT
BE TALLER THAN THE BUILDING WHOSE AREA THEY ILLUMINATE
NOR TALLER THAN 20 FEET, WHICHEVER IS SHORTER.

16 FT

§ 138-143(b.2): LEVEL OF LIGHTING SHALL NOT EXCEED 0.5 FC AT
ANY RESIDENTIAL PROPERTY LINE OR 1.0 FC AT ANY
NONRESIDENTIAL PROPERTY LINE

PROVIDED

§ 138-223: OFF-STREET PARKING AREAS SHALL BE LIGHTED AND
NOT EXCEED A MAXIMUM OF 5.0 FC NOR LESS THAN 1.5 FC AT
PAVEMENT LEVEL.

PROVIDED

PHASE 1 - RESIDENTIAL DEVELOPMENT AREA
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1 QHP

1 ACE

3 CER

3 ACE
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LAWN (TYP.)
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LAWN (TYP.)

AREA TO BE
LAWN (TYP.)

9 PAN

3 CER

15 CLA

16 CPE

1 QHP

1 QHP

12 CPE

3 POT

AREA TO BE
LAWN (TYP.)

13 ASC

1 POT

5 CLA

16 ASC

7 ROS

5 PAN

11 CPE

8 CPE

6 VIB

5 PAN

9 PAN

1 SYR

7 ROS

2 SYR

3 POT

3 POT

7 PAN

10 ASC

12 ASC

34 CPE

22 ASC

9 CPE

9 CLA

9 CLA

13 ASC

12 CPE

16 CPE

7 ROS

1 POT

4 POT

7 PAN

3 POT

10 ASC

11 PAN

11 PAN 7 DLN

3 POT

7 DLN

12 ASC

9 CPE

1 SYR

7 ROS

2 SYR

4 POT

34 CPE
3 CAM

1 CAM

3 CAM

1 CAM

1 CAM

3 CAM

3 CAM

1 CAM

LANDSCAPING NOTES

1. THE CONTRACTOR SHALL RESTORE ALL DISTURBED GRASS AND
LANDSCAPED AREAS TO MATCH EXISTING CONDITIONS UNLESS
INDICATED OTHERWISE WITHIN THE PLAN SET.

2. THE CONTRACTOR SHALL RESTORE ALL DISTURBED LAWN AREAS
WITH A MINIMUM 4 INCH LAYER OF TOPSOIL AND SEED.

3. THE CONTRACTOR SHALL RESTORE MULCH AREAS WITH A MINIMUM
3 INCH LAYER OF MULCH .

4. THE MAXIMUM SLOPE ALLOWABLE IN LANDSCAPE RESTORATION
AREAS SHALL BE 3 FEET HORIZONTAL TO 1 FOOT VERTICAL (3:1
SLOPE) UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR IS REQUIRED TO LOCATE ALL SPRINKLER HEADS
IN AREA OF LANDSCAPING DISTURBANCE PRIOR TO
CONSTRUCTION. THE CONTRACTOR SHALL RELOCATE SPRINKLER
HEADS AND LINES IN ACCORDANCE WITH OWNER'S DIRECTION
WITHIN AREAS OF DISTURBANCE.

6. THE CONTRACTOR SHALL ENSURE THAT ALL DISTURBED
LANDSCAPED AREAS ARE GRADED TO MEET FLUSH AT THE
ELEVATION OF WALKWAYS AND TOP OF CURB ELEVATIONS EXCEPT
UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET. NO ABRUPT
CHANGES IN GRADE ARE PERMITTED IN DISTURBED LANDSCAPING
AREAS.
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GRAPHIC SCALE IN FEET

0' 40'20'20'

1" = 20'

LANDSCAPING PLAN

C-9

1" = 20'

IRRIGATION NOTE:

IRRIGATION CONTRACTOR TO PROVIDE A DESIGN FOR AN IRRIGATION

SYSTEM SEPARATING PLANTING BEDS FROM LAWN AREA. PRIOR TO

CONSTRUCTION, DESIGN IS TO BE SUBMITTED TO THE PROJECT

LANDSCAPE DESIGNER FOR REVIEW AND APPROVAL. WHERE POSSIBLE,

DRIP IRRIGATION AND OTHER WATER CONSERVATION TECHNIQUES

SUCH AS RAIN SENSORS SHALL BE IMPLEMENTED. CONTRACTOR TO

VERIFY MAXIMUM ON SITE DYNAMIC WATER PRESSURE AVAILABLE

MEASURED IN PSI. PRESSURE REDUCING DEVICES OR BOOSTER PUMPS

SHALL BE PROVIDED TO MEET SYSTEM PRESSURE REQUIREMENTS. DESIGN

TO SHOW ALL VALVES, PIPING, HEADS, BACKFLOW PREVENTION, METERS,

CONTROLLERS, AND SLEEVES WITHIN HARDSCAPE AREAS.

PHASE 1 - RESIDENTIAL DEVELOPMENT AREA

PLANT SCHEDULE
TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

QHP 3 QUERCUS PHELLOS WILLOW OAK 2" - 2.5" CAL B&B NATIVE

EVERGREEN TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

THU 60 THUJA OCCIDENTALIS 'SMARAGD' EMERALD GREEN ARBORVITAE 5` - 6` HT B&B NOT NATIVE

SHRUBS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

CAM 24 CEANOTHUS AMERICANUS NEW JERSEY TEA 24" - 30" POT NATIVE

DLN 14 DIERVILLA LONICERA DWARF BUSH HONEYSUCKLE 24" - 30" POT NATIVE

POT 25 POTENTILLA FRUTICOSA BUSH CINQUEFOIL 24" - 30" POT NATIVE

ROS 28 ROSA CAROLINA CAROLINA ROSE 24" - 30" POT NATIVE

SYR 6 SYRINGA VULGARIS COMMON LILAC 24" - 30" POT NATIVE

VIB 6 VIBURNUM DENTATUM VIBURNUM 24" - 30" POT NATIVE

GRASSES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

PAN 64 PANICUM VIRGATUM `SHENANDOAH` SHENANDOAH SWITCH GRASS 1 GAL. POT NATIVE

GRASSES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

CPE 161 CAREX PENSYLVANICA PENNSYLVANIA SEDGE 1 GAL. POT, 24" O.C. NATIVE

PERENNIALS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER REMARKS

ASC 108 ASCLEPIAS TUBEROSA BUTTERFLY MILKWEED 1 GAL. POT, 18" O.C. NATIVE

CLA 38 COREOPSIS LANCEOLATA LANCELEAF TICKSEED 1 GAL. POT, 24" O.C. NATIVE

NOTE: IF ANY DISCREPANCIES OCCUR BETWEEN AMOUNTS SHOWN ON THE LANDSCAPE PLAN AND WITHIN THE PLANT LIST, THE PLAN SHALL DICTATE.
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LIMIT OF DISTURBANCE
(143,750 SF, 3.30 AC)

PROPOSED
SOIL

STOCKPILE

37'

TB-4

4
4
'

PROPOSED TREE
PROTECTION FENCE

PROPOSED INLET FILTERS. CONTRACTOR TO
ENSURE ALL INLETS WITHIN LIMIT OF
DISTURBANCE ARE COVERED.
(19-TYPICAL)

PROPOSED SILT FENCE
(TYPICAL)

PROPOSED STABILIZED
CONSTRUCTION ENTRANCE

PROPOSED TREE
PROTECTION FENCE

PROPOSED TREE
PROTECTION FENCE

PROPOSED TREE
PROTECTION FENCE

PROPOSED TREE
PROTECTION FENCE

PROPOSED TREE
PROTECTION FENCE

PROPOSED TREE
PROTECTION FENCE

PROPOSED STABILIZED
CONSTRUCTION ENTRANCE

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

SOIL EROSION &
SEDIMENT CONTROL

PLAN

C-10

1" = 30'

SYMBOL DESCRIPTION

PROPERTY BOUNDARY

ADJACENT PROPERTY BOUNDARY

PROPOSED LIMIT OF DISTURBANCELOD

PROPOSED SILT FENCESF

PROPOSED TREE PROTECTION FENCETPF

PROPOSED STOCKPILE &
EQUIPMENT STORAGE

PROPOSED STABILIZED
CONSTRUCTION ENTRANCE

PROPOSED INLET PROTECTION FILTER

SOIL EROSION AND SEDIMENT CONTROL NOTES REVISED 3/18/2015

1. THE CONTRACTOR IS RESPONSIBLE FOR SOIL EROSION AND SEDIMENT
CONTROL IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.

2. THE CONTRACTOR IS RESPONSIBLE FOR DUST CONTROL IN
COMPLIANCE WITH LOCAL, STATE, AND FEDERAL AIR QUALITY
STANDARDS.

3. THE CONTRACTOR IS RESPONSIBLE TO INSPECT ALL SOIL EROSION
AND SEDIMENT CONTROL MEASURES WEEKLY AND AFTER A
PRECIPITATION EVENT GREATER THAN 1 INCH. THE CONTRACTOR
SHALL MAINTAIN AN INSPECTION LOG ON SITE AND DOCUMENT
CORRECTIVE ACTION TAKEN THROUGHOUT THE COURSE OF
CONSTRUCTION AS REQUIRED.
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LOCATION MAP
SCALE: 1" = 2000'±

SOURCE: USGS MAPS

SITE

±10,032 FT TO
SWAN LAKE

URBAN LAND - BLOUNT - LENAWEE (56A)

TYPE OF SOIL BLOUNT

HYDROLOGIC SOIL GROUP C

DEPTH TO RESTRICTIVE LAYER > 80 INCHES

SOIL PERMEABILITY 0.06 TO 0.57 IN/HR

DEPTH TO WATER TABLE ABOUT 12 TO 36 INCHES

TYPE OF SOIL LENAWEE

HYDROLOGIC SOIL GROUP C / D

DEPTH TO RESTRICTIVE LAYER > 80 INCHES

SOIL PERMEABILITY ABOUT 0.20 TO 0.57 IN/HR

DEPTH TO WATER TABLE 0 INCHES

ENVIROMENTAL NOTES:

1. THERE ARE NO RIPARIAN ZONES ON SITE
2. NO PORTION OF THIS SITE LIE WITHIN A FLOOD HAZARD AREA
3. THERE ARE NO WETLANDS ON SITE
4. THERE ARE NO STREAMS OR WATERWAYS ON SITE
5. ALL ELEVATIONS SHOWN ARE BASED ON NAVD 1988 DATUM

SEQUENCE OF CONSTRUCTION

1. INSTALL SILT FENCE AND CONSTRUCTION ENTRANCE (2 DAYS).
2. ROUGH GRADING AND TEMPORARY SEEDING (20 DAYS).
3. EXCAVATE AND INSTALL DRAINAGE PIPING, AND INLETS (20 DAYS).
4. INSTALL INLET FILTERS (1 DAY).
5. BUILDING CONSTRUCTION AND SITE  IMPROVEMENTS (90 DAYS).
6. CONSTRUCT RIGHT OF WAY IMPROVEMENTS (2 DAYS).
7. LANDSCAPING IMPROVEMENTS AND FINAL SEEDING (7 DAYS).
8. REMOVE SOIL EROSION MEASURES (1 DAY).

NOTE: TIME DURATIONS ARE APPROXIMATE AND ARE INTENDED TO ACT AS A GENERAL
GUIDE TO THE CONSTRUCTION TIMELINE. ALL DURATIONS ARE SUBJECT TO
CHANGE BY CONTRACTOR. CONTRACTOR SHALL SUBMIT CONSTRUCTION
SCHEDULE TO TOWNSHIP AND ENGINEER. CONTRACTOR SHALL PHASE
CONSTRUCTION ACCORDINGLY

UDORTHENTS & UDIPSAMMENTS (EtmmaE)

TYPE OF SOIL UDORTHENTS

HYDROLOGIC SOIL GROUP C

DEPTH TO RESTRICTIVE LAYER ABOUT 39 INCHES

SOIL PERMEABILITY 0.00 TO 0.01 IN/HR

DEPTH TO WATER TABLE > 80 INCHES

TYPE OF SOIL UDIPSAMMENTS

HYDROLOGIC SOIL GROUP A

DEPTH TO RESTRICTIVE LAYER > 80 INCHES

SOIL PERMEABILITY 2.00 TO 20.00 IN/HR

DEPTH TO WATER TABLE > 80 INCHES

DESCRIPTION OF A 2.239 ACRE PARCEL OF LAND (PARCEL A) BEING A PART OF LOTS 12 THRU 15,

INCLUSIVE, AND A PART OF LOTS 52, 53, 64 AND 65, DENLER ACRES, ACCORDING TO THE PLAT

THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, LOCATED IN

THE SOUTHEAST 1/4 OF SECTION 18, TOWN 1 NORTH, RANGE 11 EAST, CITY OF BERKLEY,

OAKLAND COUNTY, MICHIGAN:

ALL OF LOTS 14, 15 AND 52, AND PART OF LOTS 12, 13, 53, 64 AND 65, DENLER ACRES, ACCORDING TO THE

PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, LOCATED IN THE

SOUTHEAST 1/4 OF SECTION 18, TOWN 1 NORTH, RANGE 11 EAST, CITY OF BERKLEY, OAKLAND COUNTY,

MICHIGAN, AND BEING MORE PARTICULARLY DESCRIBED AS:

BEGINNING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF LOT 15, DENLER ACRES, ACCORDING TO

THE PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, ALSO BEING THE

SOUTH RIGHT OF WAY LINE OF OXFORD ROAD (PLATTED AS GARRISON AVENUE)(50 FEET WIDE) AND THE

WEST RIGHT OF WAY LINE OF COOLIDGE HIGHWAY (VARIABLE WIDTH); THENCE S01°21'56"E 206.32 FEET

ALONG THE WEST RIGHT OF WAY LINE OF SAID COOLIDGE HIGHWAY; THENCE N89°43'00"E 0.01 FEET; THENCE

S01°21'56"E 103.16 FEET ALONG THE WEST RIGHT OF WAY LINE OF SAID COOLIDGE HIGHWAY; THENCE

N89°43'00"E 0.01 FEET; THENCE S01°21'56"E 75.06 FEET ALONG THE WEST RIGHT OF WAY LINE OF SAID

COOLIDGE HIGHWAY; THENCE N87°07'01"W 21.13 FEET; THENCE 132.46 FEET ALONG THE ARC OF A 133.07

FOOT RADIUS CIRCULAR CURVE TO THE RIGHT, CHORD BEARING N57°33'02"W 127.06 FEET; THENCE

N31°30'35"W 25.22 FEET; THENCE 36.11 FEET ALONG THE ARC OF A 37.00 FOOT RADIUS CIRCULAR CURVE TO

THE LEFT, CHORD BEARING N62°02'16"W 34.70 FEET; THENCE S89°49'43"W 104.67 FEET; THENCE N01°28'06"W

11.47 FEET; THENCE S88°36'50"W 36.96 FEET; THENCE N01°29'20"W 265.71 FEET; THENCE N89°43'00"E 311.79 FEET

ALONG THE SOUTH RIGHT OF WAY LINE OF SAID OXFORD ROAD TO THE PLACE OF BEGINNING, BEING A

PART OF THE SOUTHEAST 1/4 OF SAID SECTION 18, CONTAINING 2.239 ACRES OF LAND, MORE OR LESS, AND

BEING SUBJECT TO EASEMENTS, CONDITIONS, RESTRICTIONS AND EXCEPTIONS OF RECORD, IF ANY.

DESCRIPTION OF A 0.901 ACRE PARCEL OF LAND (PARCEL B) BEING A PART OF LOTS 53 AND 64,

DENLER ACRES, ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35,

OAKLAND COUNTY RECORDS, LOCATED IN THE SOUTHEAST 1/4 OF SECTION 18, TOWN 1

NORTH, RANGE 11 EAST, CITY OF BERKLEY, OAKLAND COUNTY, MICHIGAN:

PART OF LOT 53 AND PART OF LOT 64, DENLER ACRES, ACCORDING TO THE PLAT THEREOF RECORDED IN

LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, LOCATED IN THE SOUTHEAST 1/4 OF SECTION 18,

TOWN 1 NORTH, RANGE 11 EAST, CITY OF BERKLEY, OAKLAND COUNTY, MICHIGAN, AND BEING MORE

PARTICULARLY DESCRIBED AS:

COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF LOT 15, DENLER ACRES, ACCORDING

TO THE PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, ALSO BEING

THE SOUTH RIGHT OF WAY LINE OF OXFORD ROAD (PLATTED AS GARRISON AVENUE)(50 FEET WIDE) AND THE

WEST RIGHT OF WAY LINE OF COOLIDGE HIGHWAY (VARIABLE WIDTH); THENCE S89°43'00"W 311.79 FEET

ALONG THE SOUTH RIGHT OF WAY LINE OF SAID OXFORD ROAD FOR A PLACE OF BEGINNING; THENCE

S01°29'20"E 265.71 FEET; THENCE S88°36'50"W 147.10 FEET; THENCE N01°25'00"W 268.53 FEET ALONG THE WEST

LINE OF LOTS 53 AND 64 OF SAID DENLER ACRES; THENCE N89°43'00"E 146.80 FEET ALONG THE SOUTH RIGHT

OF WAY LINE OF SAID OXFORD ROAD TO THE PLACE OF BEGINNING, BEING A PART OF THE SOUTHEAST 1/4 OF

SAID SECTION 18, CONTAINING 0.901 ACRES OF LAND, MORE OR LESS, AND BEING SUBJECT TO EASEMENTS,

CONDITIONS, RESTRICTIONS AND EXCEPTIONS OF RECORD, IF ANY.

DESCRIPTION OF A 3.440 ACRE PARCEL OF LAND (PARCEL C) BEING A PART OF LOTS 11 THRU 13,

INCLUSIVE, AND A PART OF LOTS 62 THRU 65, INCLUSIVE, DENLER ACRES, ACCORDING TO THE

PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS,

LOCATED IN THE SOUTHEAST 1/4 OF SECTION 18, TOWN 1 NORTH, RANGE 11 EAST, CITY OF

BERKLEY, OAKLAND COUNTY, MICHIGAN:

PART OF LOTS 11 THRU 13, INCLUSIVE, AND PART OF LOTS 62 THRU 65, INCLUSIVE, DENLER ACRES, ACCORDING

TO THE PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, LOCATED IN

THE SOUTHEAST 1/4 OF SECTION 18, TOWN 1 NORTH, RANGE 11 EAST, CITY OF BERKLEY, OAKLAND COUNTY,

MICHIGAN, AND BEING MORE PARTICULARLY DESCRIBED AS:

COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF LOT 15, DENLER ACRES, ACCORDING

TO THE PLAT THEREOF RECORDED IN LIBER 15 OF PLATS, PAGE 35, OAKLAND COUNTY RECORDS, ALSO BEING

THE SOUTH RIGHT OF WAY LINE OF OXFORD ROAD (PLATTED AS GARRISON AVENUE)(50 FEET WIDE) AND THE

WEST RIGHT OF WAY LINE OF COOLIDGE HIGHWAY (VARIABLE WIDTH); THENCE S89°43'00"W 311.79 FEET

ALONG THE SOUTH RIGHT OF WAY LINE OF SAID OXFORD ROAD; THENCE S01°29'20"E 265.71 FEET FOR A PLACE

OF BEGINNING; THENCE N88°36'50"E 36.96 FEET; THENCE S01°28'06"E 11.47 FEET; THENCE N89°49'43"E 104.67 FEET;

THENCE 36.11 FEET ALONG THE ARC OF A 37.00 FOOT RADIUS CIRCULAR CURVE TO THE RIGHT, CHORD

BEARING S62°02'16"E 34.70 FEET; THENCE S31°30'35"E 25.22 FEET; THENCE 132.46 FEET ALONG THE ARC OF A

133.07 FOOT RADIUS CIRCULAR CURVE TO THE LEFT, CHORD BEARING S57°33'02"E 127.06 FEET; THENCE

S87°07'01"E 21.13 FEET; THENCE S01°21'56"E 131.26 FEET ALONG THE WEST RIGHT OF WAY LINE OF SAID

COOLIDGE HIGHWAY; THENCE S89°43'00"W 668.16 FEET ALONG THE NORTH RIGHT OF WAY LINE OF HARVARD

ROAD (50 FEET WIDE); THENCE N01°25'00"W 164.88 FEET; THENCE N89°43'00"E 42.01 FEET; THENCE N01°25'00"W

93.02 FEET ALONG THE WEST LINE OF LOT 63 OF SAID DENLER ACRES; THENCE N89°43'00"E 168.00 FEET ALONG

THE NORTH LINE OF SAID LOT 63; THENCE S01°25'00"E 10.63 FEET ALONG THE EAST LINE OF SAID LOT 63;

THENCE N88°36'50"E 147.10 FEET TO THE PLACE OF BEGINNING, BEING A PART OF THE SOUTHEAST 1/4 OF SAID

SECTION 18, CONTAINING 3.440 ACRES OF LAND, MORE OR LESS, AND BEING SUBJECT TO EASEMENTS,

CONDITIONS, RESTRICTIONS AND EXCEPTIONS OF RECORD, IF ANY.

LEGAL DESCRIPTION

BENCHMARKS:

BENCHMARK #1: ARROW ON HYDRANT ON SOUTH SIDE OF SITE
ELEVATION: 677.30 (NAVD88)

BENCHMARK #2: GEAR PIN IN SOUTH FACE OF UTILITY POLE ON
SOUTH SIDE OF SITE
ELEVATION: 676.10 (NAVD88)

BENCHMARK #3: GEAR PIN IN EAST FACE OF UTILITY POLE ON
WEST SIDE OF SITE
ELEVATION: 677.34 (NAVD88)

BENCHMARK #4: ARROW ON HYDRANT ON NORTH SIDE OF SITE
ELEVATION: 679.27 (NAVD88)



6" Ø STEEL PIPE FILLED
WITH CONCRETE &
PAINTED TRAFFIC YELLOW

ACCESSIBLE PARKING SIGN WITH
BOLLARD DETAIL

NOT TO SCALE

U-CHANNEL

60"
(MIN.)

PENALTY

RESERVED
PARKING

GREEN LETTERS

52"
(MIN.)

COMMUNITY SERVICE

$250 MIN. AND/OR

TOW-AWAY ZONE

SUBSEQUENT OFFENSES
$250  1   OFFENSEST

UP TO 90 DAYS

VAN
ACCESSIBLE

VAN ACCESSIBLE SIGN
(R7-8P) WHERE INDICATED
ON PLANS

MICHIGAN SUPPLEMENTAL
PENALTY SIGN

MICHIGAN ACCESSIBLE
PARKING SIGN
12" X 18" (R7-8)

WHITE BACKGROUND

AZURE BLUE

WHITE SYMBOL

80"

3' - 6"

3000 PSI CONCRETE
FOOTING

6"

12"

BACKFILL WITH SUITABLE
MATERIAL AND COMPACT
THOROUGHLY

36"

SIGN POST DETAIL

72"

NOT TO SCALE

U-CHANNEL

MUTCD STANDARD SIGN
(SIZE, SHAPE AND
COLORS). SEE SIGN CHART.

EXISTING ASPHALTNEW ASPHALT

FULL DEPTH ASPHALT PAVEMENT DETAIL
NOT TO SCALE

MILLED ASPHALT KEY
1" DEEP X 12" WIDE

HOT TAR SEAL

SAW CUT AND HOT
TAR SEAL

1.5" THICK, HMA 1300T MIX SURFACE COURSE

3.0" THICK, HMA 3C MIX BASE COURSE

NOTE:
1. HMA MIX AND DENSE GRADED AGGREGATE SHALL CONFORM TO STATE DEPARTMENT

OF TRANSPORTATION SPECIFICATIONS.
2. CONTRACTOR TO REFER TO GEOTECHNICAL REPORT PRIOR TO CONSTRUCTION.

COMPACTED SUITABLE
BACKFILL TO 95% OPTIMUM
DRY PROCTOR DENSITY IN

LIFTS OF LESS THAN 8" OF
UNCOMPACTED SOIL

FLUSH CURB DETAIL
NOT TO SCALE

ELEVATION SECTION
A-A

C

B (MAXIMUM)

18" CURB
BELOW

PAVEMENT

A A

6"

18"

0"
(FLUSH)

TOP OF CURB

FINAL PAVEMENT GRADESEE PLAN

FLUSH CURB DIMENSIONS

A B C

72" 6" 12"

60" 5" 13"

48" 4" 14"

36" 3" 15"

TOP OF
PAVEMENT

A

A

CURB TAPER DETAIL
NOT TO SCALE

2"

R=1"

5'-0" TAPER FROM
2" HEIGHT TO FULL
HEIGHT OF CURB

1'-0" FULL HEIGHT
OF CURB

PAVEMENT

EXISTING/PROPOSED CURB

7" THICK, 21 AA
AGGREGATE BASE

STOP BAR & ARROW DETAILS
NOT TO SCALE

36"

36"

36"

24"

24"

PAINTED 24" WHITE LINE

PAINTED WHITE LETTERING PAINTED WHITE SYMBOL

NOT TO SCALE

CONCRETE CURB DETAIL

NOTES:
1. CONCRETE SHALL BE 3500 PSI AT 28 DAYS, AIR-ENTRAINED.
2. TRANSVERSE EXPANSION JOINTS SHALL BE PROVIDED AT 20 FOOT INTERVALS WITH PRE-MOLDED,

BITUMINOUS JOINT FILLER, RECESSED 14" FROM SURFACE.
3. HALF DEPTH CONTRACTION JOINTS SHALL BE PROVIDED AT 10 FOOT INTERVALS.
4. 18" CURB DEPTH SHALL BE MAINTAINED AT DEPRESSED OR FLUSH CURBED AREAS.

18"

6"

8"

SEE
PLAN

EXPANSION JOINT WHERE ABUTTING
CONCRETE SIDEWALK.  GRADE OF
SIDEWALK OR ADJACENT LANDSCAPE
AREA SHALL MEET TOP OF CURB.

1
2" PREFORMED JOINT FILLER SHALL BE

INSTALLED BETWEEN CURB AND
NON-BITUMINOUS PAVEMENT OR
NON-BITUMINOUS BASE COURSE

APPROVED COMPACTED
SUBGRADE

FULL DEPTH PAVEMENT
(SEE DETAIL)

R=1"

HOT TAR SEAL

PARKING STALL MARKINGS

SE
E
 S

IT
E
 P

L
A

N

SEE SITE PLAN

NOT TO SCALE

4" WIDE
WHITE STRIPE

CURB OR EDGE OF PAVEMENT
(SEE SITE PLAN)

PAVEMENT STRIPING & MARKINGS NOTES:

1. ALL SIGNING AND STRIPING IN EXISTING CONDITION IN CONFLICT WITH THE
PROPOSED DESIGN PLAN SHALL BE REMOVED.

2. ALL PROPOSED SIGNING AND STRIPING SHALL CONFORM TO THE CURRENT
MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) PUBLISHED BY THE
FEDERAL HIGHWAY ADMINISTRATION.

3. PAVEMENT STRIPING AND MARKINGS SHALL BE INSTALLED IN CONFORMANCE
WITH ALL APPLICABLE LOCAL, COUNTY AND STATE REQUIREMENTS.

4. UNLESS OTHERWISE SPECIFIED, ALL STRIPING AND MARKINGS IN THE PUBLIC
RIGHT-OF-WAY SHALL BE OF THERMOPLASTIC PAINT OR PREFORMED
THERMOPLASTIC MARKINGS.

5. UNLESS OTHERWISE SPECIFIED, ON SITE PARKING STALL STRIPING, FIRE LANE
STRIPING AND DIRECTIONAL ARROWS SHALL BE EPOXY PAINT.  ON SITE STOP
BARS, "DO NOT ENTER" BARS, AND ASSOCIATED LETTERING SHALL BE
THERMOPLASTIC PAINT OR PREFORMED THERMOPLASTIC MARKINGS.

PAINTED 12" WHITE LINE
AT 36" SPACING ON

CENTER

PAINTED 6" WHITE LINE

NOT TO SCALE

SEE PLAN

PAINTED LINES SHALL BE
PARALLEL WITH VEHICULAR

TRAFFIC

CROSSWALK DETAIL

1

7

11

2

8

12

3

5

9

13

4

6

10

14

PLAN
12' BETWEEN EXPANSION JOINTS

WIDTH
SEE

PLAN

X X X X X X X X X

6" X 6" GRID, W2.9 X W2.9
WELDED WIRE MESH

REINFORCED CONCRETE WALKWAY DETAIL
NOT TO SCALE

NOTES:

1. MAXIMUM CROSS SLOPE SHALL BE  14" PER FOOT.

2. 1
4" EXPANSION JOINTS SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,

BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.

3. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT 4'  INTERVALS.
4. EXPANSION JOIN SHALL BE PROVIDED WHERE ADJACENT TO A BUILDING.

WIDTH (SEE PLAN)

SECTION

FINISHED GRADE SHALL BE
FLUSH WITH ABUTTING
SIDEWALK

MEET GRADE AT PERIMETER
OF SIDEWALK

APPROVED COMPACTED
SUBGRADE

4" THICK, AIR ENTRAINED
CONCRETE 4,000 PSI AT 28
DAYS

4" THICK, APPROVED CLEAN
CRUSHED STONE

HOOP RACK HD IN GROUND
MOUNTED BIKE RACK DETAIL

NOT TO SCALE

22.5"

35"

2.375" OD

NOTES:
1. BIKE RACK TO BE MANUFACTURED BY DERO BIKE RACKS OR APPROVED EQUAL.
2. INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURERS SPECIFICATIONS

10"

EMBED BIKE RACK
INTO CONCRETE

WALKWAY (SEE
PLAN FOR EXACT

LOCATION)

STEEL SLEEVE
THROUGH

CONCRETE

RAMP DETAILS

24"

0.2"

2.35"
NOMINAL

2.35"
NOMINAL

0.9"

0.2"

NOT TO SCALE

DETECTABLE WARNING

24"

FLUSH CURB
(SEE NOTE 2)

RAMP
1:12 MAXIMUM

SLOPE

RAMP
1:12 MAXIMUM

SLOPE

LANDING
1:50 MAXIMUM

SLOPE
LANDING

1:50 MAXIMUM
SLOPE

LANDING
1:50 MAXIMUM

SLOPE

TRANSITION RAMP WITH DETECTABLE WARNING

NOTES:
1. CROSS SLOPE ON RAMP SHALL NOT EXCEED 2%
2. A FLUSH CURB SHALL HAVE A MINIMUM WIDTH OF 36". SEE PLAN FOR EXACT WIDTH.
3. DOMES SHALL BE ALIGNED ON A SQUARE GRID IN THE PREDOMINANT DIRECTION OF TRAVEL TO

PERMIT WHEELS TO ROLL BETWEEN DOMES.
4. VISUAL CONTRAST:  THERE SHALL BE A MINIMUM OF 70% CONTRAST IN LIGHT REFLECTANCE BETWEEN

THE DETECTABLE WARNING AND AN ADJOINING SURFACE.
5. DETECTABLE WARNING STRIP REQUIRED WHERE RAMP DIRECTS PEDESTRIAN TRAFFIC TOWARDS

VEHICLE TRAVEL WAY.  WARNING STRIP SHALL BE CAST-IN-PLACE.
6. RAMP SHALL HAVE A MAXIMUM RISE OF 6" WITHOUT A HANDRAIL
7. WHERE A 60" X 60" LANDING EXISTS AT THE TOP OF RAMP, RAMP FLARE SHALL NOT EXCEED 1:10 SLOPE.

WHERE LANDING IS NOT PROVIDED RAMP FLARE SHALL NOT EXCEED 1:12 SLOPE.

STOP SIGN
(R1-1) WHITE RED 36"x36" GROUND

M.U.T.C.D.
NUMBER

TEXT
COLOR

LEGEND BACKGROUND

SIZE OF SIGN
(WIDTH X

HEIGHT)

TYPE OF

MOUNT

NOTE:

1. ALL SIGNS SHALL BE IN ACCORDANCE WITH THE FEDERAL HIGHWAY ADMINISTRATION

(FHWA) MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD), EXCEPT AS NOTED.
2. ALL SIGNS SHALL BE MOUNTED AS TO NOT OBSTRUCT THE SHAPE OF "STOP" (R1-1) AND

"YIELD" (R1-2) SIGNS.

SIGN DATA TABLE
NOT TO SCALE

DO NOT ENTER
(R5-1) RED WHITE 30"x30" GROUND

ACCESSIBLE PARKING STALL MARKINGS

1
8
' 
M

IN
IM

U
M

8' MINIMUM
8' MINIMUM

(9' PREFERRED)

NOT TO SCALE

ADA ACCESSIBLE PARKING
SIGN AND VAN ACCESSIBLE

SUPPLEMENTAL SIGN

4" WIDE, AZURE
BLUE STRIPING

AT 36" SPACING

4" WIDE AZURE
BLUE PAINT STRIPE

PAINTED 4" AZURE BLUE
SYMBOL OF ACCESSIBILITY

36" W X 36" H NO
PARKING

12" HIGH PAINTED
'NO PARKING'

LETTERING

FACE AND TOP OF CURB AT ADA SPACES
AND AISLES TO BE PAINTED YELLOW

NOTES:
1. SEE SITE PLAN FOR EXACT SIGN

LOCATIONS.
2. PARKING STALL MARKINGS ARE TO

BE MEASURED FROM CENTER OF
MARKING TO CENTER OF MARKING.

CONSTRUCTION
DETAILS
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X X X X X X X X X

6" X 6" GRID, W2.9 X W2.9
WELDED WIRE MESH

REINFORCED 6"

NOT TO SCALENOTES:

1. 1
2" EXPANSION JOINTS WITH WATER SEAL SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,

BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.  LONGITUDINAL REBAR TO BE CUT AT
EXPANSION JOINTS.

2. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT MID-POINT BETWEEN
EXPANSION JOINTS OR 6' INTERVALS MAX.

3. CONCRETE SHALL RECEIVE  BROOM FINISH.
4. ALL EXPOSED CORNERS TO HAVE 12" CHAMFER.

SECTION

FINISHED GRADE SHALL BE FLUSH
WITH ABUTTING PAVEMENT

MEET GRADE AT PERIMETER
OF CONCRETE MAT

6" THICK, AIR ENTRAINED
CONCRETE 4,000 PSI AT 28 DAYS

6" THICK, APPROVED CLEAN
CRUSHED STONE

CONCRETE MAT

COMPACTED SUITABLE BACKFILL TO
95% OPTIMUM DRY PROCTOR

DENSITY IN LIFTS OF LESS THAN 8"
OF UNCOMPACTED SOIL

F
O

U
N

D
A

T
IO

N
 D

E
P
T

H
M

O
U

N
T

IN
G

 H
E
IG

H
T

2' MIN.

3" CLEAR COVER
FOR ALL REBAR

LIGHT POLE INSTALLATION DETAIL
NOT TO SCALE

NOTES:
1. MINIMUM SOIL BEARING PRESSURE OF 1500 PSF, SOIL FRICTION ANGLE OF 30 DEGREES, AND SOIL DRY UNIT WEIGHT OF

120 PCF SHALL BE CONFIRMED IN THE FIELD BY A QUALIFIED PROFESSIONAL.
2. CAST-IN-PLACE CONCRETE SHALL BE CONSOLIDATED USING VIBRATOR.
3. ALL REBAR TO BE NEW GRADE 60 STEEL.
4. PRE-CAST PIERS ACCEPTABLE UPON WRITTEN APPROVAL OF SHOP DRAWING BY ENGINEER.
5. CONCRETE TO BE INSTALLED A MINIMUM OF 7 DAYS PRIOR TO INSTALLING LIGHT POLE.  POURED CONCRETE MIX

REQUIRED TO OBTAIN 80% OF DESIGN STRENGTH PRIOR TO INSTALLING LIGHT POLE.
6. CONCRETE SHALL HAVE A MAXIMUM SLUMP OF 4" (WITHIN 1" TOLERANCE).
7. POLE SHALL BE RATED FOR 10 MPH HIGHER THAN MAXIMUM WIND SPEED 33FT ABOVE GROUND FOR THE AREA BASED

ON ANSI/ASCE 7-93.
8. POUR TO BE TERMINATED AT A FORM.
9. WORK SHALL CONFORM TO ACI BEST PRACTICES FOR APPROPRIATE TEMPERATURE AND WEATHER CONDITIONS.
10. CONTRACTOR TO TEMPORARILY SUPPORT ADJACENT SOIL AND STRUCTURES DURING EXCAVATION IF REQUIRED.

MOUNTING ARM BY
LIGHTING MANUFACTURER

SEE PLAN FOR NUMBER
AND ORIENTATION

 OF FIXTURES

HANDHOLE WITH
COVER

LIGHT POLE BY LIGHTING
MANUFACTURER

(SEE NOTE 7)

ELECTRIC CONDUIT
STUB UP MINIMUM 12"

ANCHOR BOLTS AND
BASE PLATE BY LIGHTING

MANUFACTURER

1" CHAMFER

HIGH-STRENGTH
NON-SHRINK
GROUT

24"

3 TIES AT
4" C-C

REINFORCEMENT
TIES SPACING
(12" OVERLAP)

VERTICAL
REINFORCEMENT BARS

EQUALLY SPACED

CAST-IN-PLACE
CONCRETE ROUND PIER

FOUNDATION, 3000 PSI
AIR-ENTRAINED

CONCRETE AT 28 DAYS

COMPACTED SUITABLE
BACKFILL TO 95% OPTIMUM
DRY PROCTOR DENSITY IN
LIFTS OF LESS THAN 9" OF
UNCOMPACTED SOIL

FOUNDATION
DIAMETER

LIGHTNING GROUND ROD AND ALL
ELECTRICAL COMPONENTS TO COMPLY
WITH NATIONAL ELECTRIC CODE

LANDSCAPING

36"

CURB OR EDGE

OF PAVEMENT

4" ASSUMED POLE DIAMETER
18" FOUNDATION DIAMETER

5'-6" FOUNDATION DEPTH
#3 REINFORCING TIES AT 12" C-C

(6) #5 VERTICAL REINFORCEMENT BARS

14' LIGHT POLE

16' MOUNTING HEIGHT

SPECIFICATIONS FOR FIXTURES 'A', 'B', & 'C'
NOT TO SCALE

SPECIFICATIONS FOR FIXTURE 'D'
NOT TO SCALE

6

2 43 5

1

PROPOSED UTILITY LINE

6" THICK, APPROVED CLEAN
CRUSHED STONE (WATER AND
SEWER SERVICE ONLY)

3' PLUS UTILITY DIAMETER

SEE NOTE

UTILITY TRENCH DETAIL
NOT TO SCALE

PROPOSED/EXISTING
PAVEMENT

PROPOSED FULL DEPTH
ASPHALT

NOTE:

MINIMUM PIPE COVER SHALL BE AS FOLLOW:
· ELECTRIC SERVICE - PER APPLICABLE UTILITY AUTHORITY
· GAS SERVICE - PER APPLICABLE UTILITY AUTHORITY
· SEWER SERVICE - 36" MINIMUM
· WATER SERVICE - 48" MINIMUM

TOP SOIL

EXISTING GRADE

WARNING TAPE WITH METALLIC LOCATOR
STRIP TO BE INSTALLED WITH ELECTRIC
CONDUIT ONLY

BACKFILL WITH SUITABLE EXCAVATED
MATERIAL. MATERIAL TO BE COMPACTED
THOROUGHLY. COMPACTION AND
MATERIAL SHALL MEET ALL APPLICABLE
REGULATIONS.

CONTRACTOR TO
COORDINATE WITH
ARCHITECT PRIOR TO
CONSTRUCTION

CONTRACTOR TO COORDINATE
WITH ARCHITECTURAL PLANS

PRIOR TO CONSTRUCTION

X X X X X X X X8" 8"WIDTH (SEE SITE PLAN)

8"

DEPTH
(SEE SITE PLAN)

LINE POST 2 38"Ø MIN.
SCHEDULE 40, GALVANIZED

STEEL POST WITH BLACK
VINYL PVC COATING

GRADE

SECTION VIEW OF WALL

GRADE

3'-4"  MIN

6'-0"

3"Ø, SCHEDULE 40,
ROUND GALVANIZED
STEEL CORNER & END

POST WITH BLACK
VINYL PVC COATING

NO. 9 GAUGE STEEL WIRE
(2" MESH) WITH BLACK

VINYL PVC COATING

MAX 2" OPENING
BETWEEN POST
AND ADJACENT

CONSTRUCTION

1 58"Ø MIN., SCHEDULE 40,
TOP RAIL & HORIZONTAL
BRACE WITH BLACK
VINYL PVC COATING

1 58"Ø MIN., SCHEDULE 40,
BOTTOM RAIL WITH BLACK
VINYL PVC COATING

APPROVED CLEAN
CRUSHED STONE

12"

24"

#4 REBAR AT 16" SPACING
(EVERY OTHER BLOCK COURSE)

#5 REBAR AT 16"
SPACING ON CENTER

#4 REBAR AT 6"
ON CENTER
(CONTINUOUS)

NOT TO SCALE

TRASH / RECYCLE ENCLOSURE DETAIL

TURN BUCKLE

FRONT VIEW OF GATE

LOCKABLE LATCH DEVICE
(LOCK OPTIONAL BY OWNER)

GATE WHEELS
AT END POSTS

HEAVY DUTY HINGES

ANCHOR
SLEEVES

SET INTO
CONCRETE

CANE BOLT AT
EACH GATE

4"

36"

12"

3,000 PSI
CONCRETE

FOOTING

PROVIDE 1/2"
PRE-MOLDED FILLER
AT SLAB / WALL

PROVIDE 4" BLOCK
AS CAP AROUND
ENTIRE WALL

6"

CONCRETE MAT
(SEE DETAIL)

APPROVED COMPACTED
SUBGRADE

AIR ENTRAINED
CONCRETE 4000
PSI AT 28 DAYS

MASONRY WALL

NOTE:
BLOCK COLOR TO MATCH BUILDING
OR AS SPECIFIED BY OWNER

PLAN VIEW

6" CONCRETE PAD
(SEE SITE PLAN)

1% MINIMUM SLOPE

GATE AND POST
(SEE FRONT VIEW)

ANCHOR SLEEVES
FOR GATE STOP

HOLDERS (SEE
FRONT VIEW)

6" CONCRETE PAD

SLAB CONTROL JOINT

CONCRETE FOOTING
AIR ENTRAINED CONCRETE

4000 PSI AT 28 DAYS
(SEE SECTION VIEW)

4" Ø BOLLARD
SPREAD AT 4' ON
CENTER (MAX)

6" OFFSET

MASONRY WALL

MOUND CONCRETE TO
PREVENT PONDING

7 8

CITY OF BERKLEY APPROVED UTILITY MATERIALS
NOT TO SCALE

SCREEN WALL DETAIL

NOTE:
DRAIN HOLES TO BE PROVIDED EVERY 30 LF

CONSTRUCTION
DETAILS

C-12

AS SHOWN
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MH

MH

MH

INLET: D-303
TC 673.50
RIM 673.00

INLET: D-102
RIM: 674.50

INLET: D-103
RIM: 674.50

INLET: D-201
RIM: 674.50

INLET: D-101
RIM: 674.50

MH: D-104
RIM: 676.00

MH: D-301
RIM: 675.40

OUTLET:OS-1
RIMS: 676.90

FUTURE PHASE 2

30,608SF = IMPERVIOUS AREAS

3,401SF = PERVIOUS AREA

34,009SF = TOTAL AREA C =0.83

D-102 DRAINAGE AREA

17,701SF = IMPERVIOUS AREAS

9,039SF = ROOF AREA

2,233SF = PERVIOUS AREA

28,973SF = TOTAL AREA C =0.85

D-103 DRAINAGE AREA

11,231SF = IMPERVIOUS AREAS

1,055SF = PERVIOUS AREA

12,286SF = TOTAL AREA, C =0.84

D-101 DRAINAGE AREA

11,099SF = IMPERVIOUS AREAS

2,191SF = PERVIOUS AREA

13,290SF = TOTAL AREA C =0.79

D-201 DRAINAGE AREA

9,831SF = IMPERVIOUS AREAS

3,190SF = PERVIOUS AREA

13,021SF = TOTAL AREA C =0.74

D-302 DRAINAGE AREA

1,120SF = IMPERVIOUS AREAS

5,339SF = PERVIOUS AREA

6,459SF = TOTAL AREA C =0.36

D-303 DRAINAGE AREA

4,493SF = IMPERVIOUS AREAS

1188SF = ROOF AREA

490 SF = PERVIOUS AREA

6,171SF = TOTAL AREA C =0.85

FRONT YARD DRAINAGE AREA

1,342SF = IMPERVIOUS AREAS

12,696SF = ROOF AREA

12,973SF = PERVIOUS AREA

27,011SF = TOTAL AREA C =0.59

INLET: D-302
RIM: 673.50

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

STORMWATER
DRAINAGE PLAN

C-5

1" = 30'

PROPOSED DRAINAGE AREA

SYMBOL DESCRIPTION

PROPOSED STORMWATER STRUCTURES

PROPOSED STORMWATER PIPING
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 DRAINAGE SUMMARY

PRE-DEVELOPMENT POST-DEVELOPMENT

TOTAL DRAINAGE AREA 3.24 AC (141,220 SF) 3.24 AC (141,220 SF)

IMPERVIOUS AREA 98,171 SF 87,425 SF

PERVIOUS AREA 20,126 SF 30,872 SF

ROOF AREA 22,923 SF 22,923 SF

C-VALUE 0.81 0.76

RAINFALL INTENSITY 6.11 IN/HR 6.11 IN/HR

PEAK RUNOFF (Q) 16.04 CFS 15.04 CFS

(*) BASED ON OAKLAND COUNTY WATER RESOURCE COMMISSIONER ENGINEERING

DESIGN STANDARDS FOR STORM WATER FACILITIES FOR 100-YEAR STORM.

EXISTING DOWNSPOUT LOCATIONS

PROPOSED GRADING CONTOUR

PROPOSED DIRECTION OF DRAINAGE FLOW

100

WQ



Know what's below.
      Call before you dig.

TOPOGRAPHIC SURVEY
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THE REGULAR MEETING OF THE BERKLEY CITY PLANNING COMMISSION WAS CALLED TO ORDER 
AT 7:00 PM, APRIL 26, 2022 AT BERKLEY CITY HALL BY CHAIR KRISTEN KAPELANSKI. 

The minutes from this meeting are in summary form capturing the actions taken on each agenda 
item. To view the meeting discussions in their entirety, this meeting is broadcasted on the city’s 
government access channel, WBRK, every day at 9AM and 9PM. The video can also be seen, on-
demand, on the city’s YouTube channel: https://www.youtube.com/user/cityofberkley.  

1 
 

 
PRESENT:    Kristen Kapelanski    Martin Smith 

Joe Bartus    Lisa Kempner 
   Greg Patterson    Julie Stearn 

Mark Richardson   Shiloh Dahlin 
 
ABSENT:   Daniel Petrosky (Excused) 
 
ALSO, PRESENT: Megan Masson-Minock, Interim Community Development Director 
   Matthew Baumgarten, City Manager 
 
Motion by Commissioner Patterson to excuse the absence of Commissioner Petrosky. Motion supported 
by Commissioner Stearn.  
  
Voice Vote to approve the absence of Commissioner Petrosky. 
 
AYES: 8 
NAYS: 0 
ABSENT: Petrosky 
 
MOTION CARRIED 
 

* * * * * * * * * 
 

APPROVAL OF AGENDA 
Motion by Commissioner Kempner to approve the agenda supported by Commissioner Bartus. 
 
Voice vote to approve the agenda  
 
AYES: 8 
NAYS: 0 
ABSENT: Petrosky 
 
MOTION CARRIED

 
* * * * * * * * * 
 
APPROVAL OF THE MINUTES 
Motion by Commission Kempner to approve the minutes from the regular Planning Commission meeting on 
March 22, 2022 and supported by Commissioner Patterson. 
 
Voice vote to approve the meeting minutes on March 22, 2022. 
 

AYES: 8 
NAYS: 0 
ABSENT: Petrosky 

 
MOTION CARRIED

 
* * * * * * * * * 
 
  

https://www.youtube.com/user/cityofberkley


Approved Minutes of April 26, 2022 City of Berkley Planning Commission Meeting 
 

2 
 

COMMUNICATIONS 
Community Development Department Report 
Emails on Marihuana used in packet 
Email from Chuck Tyrell on Lot 53 on Oxford Road 
Notification from Huntington Woods with their Master Plan process 
 
* * * * * * * * * 
 
CITIZEN COMMENTS 
 
NONE 
 
* * * * * * * * * 
 

OLD BUSINESS 
 

1. DDA Guidelines: Review of ordinance language to implement the DDA guidelines, based on March 1, 
2022 Work Session.

 
Interim Community Development Director Masson-Minock reviewed each item with context for the 
Planning Commission
 
The Planning Commission discussed various questions and suggestions.  They felt comfortable with 
some of the items moving forward for a public hearing and other items needed to be discussed further at 
a future work session. 
 
2. Capital Improvements Plan: Presentation and discussion of the proposed Berkley Capital 

Improvement Plan by City Manager Matt Baumgarten. 
 
City Manager Matt Baumgarten discussed with the Planning Commission that the CIP requires approval 
from both the Planning Commission and the City Council to get adopted into the fiscal year budget. 
 
City Manager Matt Baumgarten presented the draft Capital Improvement Plan with the changes from the 
last discussion and Commissioners asked questions related to the proposed CIP 
 
Motion by Commissioner Richardson to approve the City of Berkley 2022-2029 Capital Improvement 
Plan. Motion supported by Commissioner Kempner.  
 
AYES: Bartus, Dahlin, Kempner, Patterson, Stearn, Richardson, Smith, Kapelanski 
NAYS: NONE 
ABSENT: Petrosky 
 
MOTION CARRIED 

 
* * * * * * * * * 
 
NEW BUSINESS 
 

1. PSP-04-21: Lot 53 on Oxford Road - The Ivy: Site Plan for Phase II of the approved project at 2219 
Coolidge for the removal of the existing parking lot and construction of two multiple family buildings with a 
total of 24 dwelling units and a parking lot. 

 
Interim Community Development Director Masson-Minock gave a presentation and overview of the Phase I and 
highlighted points of information to look at for Phase II and the four terms recommended as conditions for 
approval. 
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APPLICANT PRESENTATION 
Brad Freeman     John DePorre 
Project Manager    DePorre Building, LLC 
 
Mr. Freeman, addressed the overall concerns that were recommended to them by staff in the staff review.  
 
Mr. DePorre stated that he spoke with former Community Development Director Erin Schlutow about design and 
keeping it within the ordinances. Mr. DePorre also asked for clarification from the Carlisle Wortman letter. 
 
Michael Gold 
Stonefield Engineering 
Civil Engineer 
 
Mr. Gold explained the decision on parking spaces on this site. The applicants discussed green space and 
pavement with Chair Kapelanski. 
 
PUBLIC COMMENT 
Eric Wheeler, 2679 Oxford - Stated that his concern here is having a big impact on residents on that street with 
traffic and noise. He stated that people divert and travel on Kipling which tends to upset those residents. He 
suggested that the Commission wait and see what the finished development with the school is going to be. If the 
result is detrimental, it will result in unhappy residents. 
 
Chair Kapelanski stated that this is a permitted use, and provided that the applicant meets all the requirements 
the Commission as a body has to approve them, taking in and working with them on tweaks and alterations to 
address resident and city concerns.  
 
Chris Lattin, 2735 Oxford - Stated that his concern is the increased volume of traffic. This is all being funneled on 
one access point on Oxford, causing traffic in the neighborhood. He also stated the infrastructure is a dated 
combined sewage and storm system and will it be able to handle the additional volume getting added to it. Also, 
will there be a traffic study done on this site?  
 
John Paradise, 2750 Oxford - Stated that he has concerns on the traffic standpoint and knowing where the 
playground area is with no stop sign. Cars are going through that area at higher rates of speed and can see 
people cutting through that area. 
 
Pat Meslowsky, 1829 Kipling - Questioned if there is not an exit for those cars to leave on Harvard. She also 
stated that traffic goes fast on Kipling and if there was an exit on Harvard it would seem that traffic would turn left 
and go to the light. 
 
Email correspondence from Chuck Tyrell - concerns were centered around how this proposal differs from 
previous proposals that were talked about for this site, parking was a concern, access by emergency vehicles, 
context with surrounding neighborhood, and storm and waste drainage. 
 
Chair Kapelanski addressed the questions that were mentioned in public comment and offered a suggestion of an 
easement to the applicants.  
 
There was discussion with the Commission and applicants on traffic, infrastructure on the storm water detention, 
access points, additional green space, and parking spaces. 
 
The Commission discussed pedestrian circulation and how to make it less awkward with the sidewalk connections 
and parking spaces with the applicant.  
 
The Commission discussed the dumpsters that are proposed for this site with the applicant, and suggested the 
moving of dumpsters or having one dumpster instead of two. 
 
Interim Community Development Director Masson-Minock reiterated to the Commission that they have the 
authority to grant or deny the requested modification based on finding factors she stated. 
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The Commission stated to the applicants that they can lose five parking spaces and add bike racks from the 
current plan and specific areas to add greenery.  
 
There was more discussion amongst the Commission and applicants about designs of the building, open 
stairwells, sidewalks, and the storm water detention system. 
 
Motion to postpone PSP-04-21 by Commissioner Kempner supported by Commissioner Richardson 
 
AYES: Bartus, Dahlin, Kempner, Patterson, Stearn, Richardson, Smith, Kapelanski 
NAYS: NONE 
ABSENT: Petrosky 
 
* * * * * * * * * 
 

2.  PSP-05-22: 2576 Coolidge Highway - BP America: Site Plan for a new canopy, parking 
reconfiguration, pump island reconfiguration, new landscaping and building facade improvements of the 
existing gasoline station.  

 
Interim Community Development Director Masson-Minock provided an overview for the application and details for 
a non-conforming use. The applicant is not increasing the intensity of the use or increasing any dimensional non-
conformity. If the Planning Commission grants site plan approval there are seven items in the staff review that 
would need to be included as conditions. 
 
APPLICANT PRESENTATION 
Jason Yaldoo     Catie Schmitz 
Owner of the BP gas station   JSN Architecture  
 
Mr. Yaldoo stated that the goal of this is to make the gas station a nice place for the community. With the 
development of the plaza in front of the gas station, this upgrade hopes to bring back business. 
 
Ms. Schmitz stated that there is agreement on everything in the review letter except for the extending or adding of 
a stone base to the canopies. Ms. Schmitz stated that it would be a waste of money the way the poles are 
designed and provided an overview of how the canopies are designed for the space. 
  
PUBLIC COMMENT 
 
NONE 
 
The Commissioners provided feedback on the base of the canopy, agreeing that adding masonry on the bottom 
should not be required. 
 
The Commissioners asked specific questions pertaining to the placement of pumps, canopies, and drives of this 
site. The Commissioners also discussed with the applicant about the separation between sidewalk and road, for 
safety concerns of pedestrians and cars, suggesting an easement or a mountable curb. There was also 
discussion on other landscaping options for this site and retaining the landscape island along Coolidge. 
 
Motion by Commissioner Patterson to approve PSP-05-22 with support from Commissioner Kempner with 
conditions that: 

1. Items 1-7 noted in the staff letter dated April 21, 2022 

2. Retain the landscape island on Coolidge 
3. Define sidewalks on Catalpa with clear demarcation, such as a mountable curb with distinguishing 

concrete or a rock garden with perennials 

4. Provide planters as can be maintained by the gas station staff 
5. Dimensions of the canopy are specified on revised plans 

6. Decorative block matching the building on the outside of the dumpster enclosure 
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AYES: Bartus, Dahlin, Kempner, Patterson, Stearn, Richardson, Smith, Kapelanski 
NAYS: NONE 
ABSENT: Petrosky 
 
* * * * * * * * * 
 
LIAISON REPORT 
Commissioner Patterson stated that Parks and Recreation is hosting a fundraiser for Jaycee park, for an all-
inclusive park. If the city raises 50,000 the State of Michigan will match that. Commissioner Patterson thanked the 
businesses that donated to the cause already.  
 
* * * * * * * * * 
 
COMMISSIONER COMMENTS 
Commissioner Richardson thanked Carlisle Wortman for the proposed ordinance amendment language and was 
impressed with the body of work it presented. 
 
Commissioner Smith stated that he will be resigning after the end of this meeting. After 22 years, he will be 
resigning from the board. The Commissioners gave their appreciation to Commissioner Smith and all the work he 
did on the board for 22 years.  
 
* * * * * * * * * 
 
STAFF COMMENTS 
Interim Community Development Director Masson-Minock discussed with Commissioners and asked for their 
input on the next two meetings, what the agenda would look like, and changing a work session into a meeting with 
the amount of agenda items that were submitted on Tuesday, April 26th. 
 
* * * * * * * * * 
 
ADJOURNMENT 
Motion to adjourn by Commissioner Kempner supported by Commissioner Stearn. 
 
Voice vote for adjournment 
 
AYES: 8 
NAYS: 0 
ABSENT: Petrosky 
 
With no further business, the meeting was adjourned at 10:45 p.m. 



 
 
  
 
  

 

 
 
 
   

 

MEMORANDUM 

To:  Planning Commission 

From:  Megan A. Masson-Minock, Interim Community Development Director 

Subject: PSP-04-21: Lot 53, Oxford Road – The Ivy 

 Site Plan Approval 

 Plan Date:  May 16, 2022 

Date:  May 31, 2022 

At the Planning Commission’s April 26, 2022 meeting, the Planning Commission postponed this case with 

the following requests in italics font to be fulfilled in a resubmittal (regular font indicates how the request 

was addressed in revised plans): 

1. Access easement for vehicles to Harvard to allow access to the south. 

Done. Access easement to the south shown.  All easements will need to be approved by the City 

Attorney and recorded with Oakland County.  

 

2. Shorten the parking spaces to 18 feet where allowed by the Zoning Ordinance and add green 

space on the site. 

Done. Along the western property line the applicant has added a screen of arborvitae in front of 

the masonry wall with the additional space.  They have also increased the number of plantings 

around the buildings.  

 

3. Planning Commission committed to a 10 percent parking reduction, asking the applicant to use 

the decrease of 5 parking spaces to increase the green space on the site. 

Done. Forty-one (41) parking spaces are proposed on the site.  The Planning Commission will 

need to approve the waiver as part of any motion to approve.  

 

4. Improve the pedestrian circulation with a sidewalk around the buildings and better connections to 

the sidewalks adjacent to the site, including those surrounding the church to the south.  To 

accommodate the sidewalk around the buildings, the buildings may be reoriented to mirror one 

another so that patios are on the same side of both buildings.  Striping or concrete variation may 

be used in parking lot to designate areas for pedestrian routes.  

Done.  The buildings have been reoriented to mirror one another and a direct sidewalk/pedestrian 

connection from the sidewalk on Oxford Road to the site.  No striping or concrete variations are 

proposed in the parking lot to designate pedestrian routes.  
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5. Consolidate the proposed dumpsters to a single dumpster in the middle of the site. 

Done. A single dumpster is proposed near the western property line.   

 

6. Plant a tree in the parking lot island in the southeast corner where the dumpster is to be removed 

from.  

Done. A willow oak is proposed to be planted in that location.   

 

7. Native species are encouraged in the landscaping.   

Done.  The following are native species according to Michigan Native Plants Database: Emerald 

Green Arborvitae, Bush Cinquefoil, Shenandoah Switch Grass, Pennsylvania Sedge, Butterfly 

Milkweed, and Lanceleaf Tickseed.  

 

8. Sample board to be brought to next Planning Commission review. 

A sample board was not submitted but is expected for the Planning Commission meeting.  

 

Attached are the following reviews for the site plan submitted: 

 
Planning Review from Carlisle Wortman Associates (CWA) dated May 26, 2022 

CWA recommended approval of the site plan with conditions.  The review deferred to the Fire 

Department, Department of Public Works and the City Engineer (HRC) on whether access and circulation 

were sufficient.  

The review noted that the Planning Commission should: 

 Review the landscaping.  

CWA recommended the following conditions of site plan approval: 

 Review of access and circulation by City Fire Marshall and City Engineer, HRC;  

 Amended Landscape Plan, if necessary, based on Planning Commission review.   

 
Review from City of Berkley Department of Public Works (DPW) dated May 27, 2022 

DPW noted that the drawings are in substantial compliance with their previous comments.  They asked 

that the following items be provided to the Community Development Department prior to a 

preconstruction meeting: 

1. A plan approval letter from the City's engineering consultant, Hubbell, Roth & dark (HRC). 

2. An EGLE PA 399 water main permit is required for the new public main.  

http://www.nativeplant.com/plants/search/input


 
   
 
 

City of Berkley · PSP-04-21 – The Ivy  3 | P a g e  
May 31, 2022   

 

3. City of Berkley Material Specifications to be attached to sheet C-7. 

4. Any existing private sanitary leads within the Oxford Road frontage of Lot 53 must be identified on 

the demolition plan (sheet C-3) with a proper disconnection made within 24" of the public sewer.  

This work will impact the roadway and traffic control plans.  

5. A traffic control plan shall be added to the plan set to account for the proposed work on both 

Coolidge and on Oxford. 

6. A construction schedule shall be provided with dates and durations of all major work items, 

including final restoration. 

7. Bonding (Performance, Labor & Material and Maintenance & Guarantee) and escrow 

requirements will be outlined by HRC. All of the bonds and the construction escrow must be 

posted with the City. 

8. Electronic as-built drawings will be required following the utility installations. 

 
Review from Hubbell, Roth & Clark (HRC) dated April 11, 2022 

On May 31, 2022, we received an e-mail from HRC stating that, as per their previous review letter dated 

April 11, 2022, they recommended approval of the plans subject to any applicable permits and shop 

drawings being submitted to the City prior to construction.  The Planning Commission should note the 

following requested plan revisions and permits: 

1. A soil erosion permit will likely be required from the Oakland County Water Resources 

Commissioner (OCWRC). 

2. The City may require additional sections of existing curb and gutter and sidewalks along Oxford 

Road to be removed and replaced as part of the proposed project in order to address any current 

deteriorated conditions and will defer comment to the City.  

3. Detail sheets for the proposed storm sewers must be provided with structures, covers, pipe 

requirements/cross sections and connection/tap details in accordance with City and County 

Standards. In addition, shop drawings for the said appurtenances will be required to be reviewed 

by the City and HRC. 

 
Review from City of Berkley Fire Inspector dated December 22, 2021 

Fire Inspector Pete Kelly approved the plans with the following conditions: 

1. Smoke detectors are required in each unit, per IFC #907. 

2. Fire extinguishers with a minimum rating of 1A/10B/C required in each unit per IFC 906.1. 
 
He stamped the plans dated May 16, 2022 as approved with a reference to the above review letter.  
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Summary and Recommendation 

The Planning Commission needs to make the following determinations: 

1. Standards for Site Plan Approval - Landscaping:  The Planning Commission must determine 

whether the landscaping, as presented, meets the standards for Site Plan approval, per Section 

138-678.  

 

2. Parking Requirement Modification: Section 138-226 allows the Planning Commission to grant 

a parking modification up to ten percent of the total parking requirement for a particular use based 

on consideration of the following: 

 

a. Current or anticipated levels of employees and/or patrons; 

b. Peak period usage versus normal usage; 

c. Banked or reserved parking for future use; 

d. Opportunities to provide or accommodate green space, additional landscaping and to 

minimize impervious areas on the site; 

e. Provision of valet parking or other means of accommodating parking off-site that will not 

overburden public parking and is a reasonable alternative to on-site parking. Further, the 

applicant must demonstrate that such valet parking will be available for the days and 

times needed and will not conflict with other businesses that share the same parking 

facility or valet service; 

f. Neighborhood or other surrounding characteristics justify the requested deviation; 

g. Strict application of the ordinance would unreasonably hinder development of the site for 

a permitted use, and an alternate parking requirement would be appropriate; 

h. Modification will not negatively impact public parking in the city; 

i. Proximity of the site to local or regional transit, including but not limited to SMART bus 

stops, bicycle sharing stations, lite rail, etc. 

 

The Planning Commission had noted during the April 26, 2022 meeting that they were willing to 

grant the waiver based on the opportunity to provide green space and additional landscaping.  

If the Planning Commission chooses to grant site plan approval, we recommend that the following items 

be stated as findings or conditions of approval: 

1. The Planning Commission finds that the landscaping, as presented in the site plan dated as 

revised May 16, 2022, meet the standards for Site Plan approval, per Section 138-678. 
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2. The Planning Commission finds that the green space and additional landscaping, as presented in 

the site plan dated as revised May 16, 2022, warrants a reduction of required parking spaces of 

of 10% or 5 parking spaces, for a total of forty-one (41) required parking spaces.  The 

modification is contingent on the continuing multiple-family use of the property as approved. Any 

change in the use, scope or intensity of the property use will invoke reinstatement and application 

of the standard parking requirements. 

3. A pre-construction meeting is required. Before scheduling of that meeting, all items listed the 

City’s DPW review letter, dated May 27, 2022, must be received by the City. 

4. Approval from the City’s Engineer that all permits, required shop drawings or details required, as 

noted in their review letter dated April 11, 2022, have been met. 

5. Smoke detectors are required in each unit, per IFC #907 and fire extinguishers with a minimum 

rating of 1A/10B/C required in each unit per IFC 906.1, per the review letter from the City’s Fire 

Inspector, dated December 22, 2021.  

6. All easements must be approved by the City Attorney and recorded with Oakland County. 

 

 



 

Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 

   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate  

Date:         January 11, 2022 

March 29, 2022 

May 26, 2022 

  

Site Plan Review 

For 

City of Berkley, Michigan 

 

 

 

Applicant: 2219 Coolidge LLC 

 

Project Name: The Ivy Apartments 

 

Plan Date: May 16, 2022 

 

Location: Oxford Road, west of Coolidge Highway (25-18-431-030)  

 

Zoning: RM, Multiple Family Residential  

 

Action Requested: Site Plan Approval 

 

SITE DESCRIPTION 

 

The subject site is located on Oxford Road, just west of the converted LaSalette school building.   
The applicant proposes to construct two (2), 3-story apartments buildings as an infill project on 
the former LaSalette school building parking lot.   Each building is twelve (12) units, totaling 
twenty-four (24) apartments units.  The site will be accessed via a shared drive on Oxford Road 
and via a cross-access with the LaSalette Church parking lot to the south.  
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The site is approximately 0.9 acres in area.  The site is zoned RM, Multiple Family Residential and 
the proposed apartments are a permitted use.   

Site Location: 

 

 
Proposed Uses of Subject Parcel: 
Twenty-four (24) apartment units broken into two (2) buildings of twelve (12) units each.  
 
Current Use of Subject Property: 
The subject property is currently a vacant parking lot. 
 
Current Zoning: 
The property is currently zoned RM, Multiple Family Residential  
 
Surrounding Property Details: 

Direction Zoning Use 

North RM, Multiple Family Residential  Single Family Residential 

South RM, Multiple Family Residential Church / Parking Lot  

East RM, Multiple Family Residential 
(conditional rezoning) 

Parking / Converted LaSalette School 
Building 

West R1-D, Single Family Residential  Single Family Residential  
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NATURAL FEATURES  

 
The site has been graded for a parking lot.  No natural features exist.  
 
Items to be addressed:  None 
 
BUILDING ARRANGEMENT AND SITE DESIGN  

 
The site will be accessed via a shared drive on Oxford Road and via a cross-access with the 
LaSalette Church parking lot to the south.  The buildings are located along the eastern property 
line, with parking between the buildings and the adjacent single-family residential to the west.   
 
Items to be addressed:  None   
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
Sec. 138-526. - Schedule of regulations of the Zoning Ordinance establishes the dimensional 
requirements for the RM, Multiple Family Residential District.  
 

  

 Required Provided Compliance 

Front (Oxford Road) 

The front yard setback shall be 25 
feet or equal to the average setback 
of the six adjacent buildings on the 
same block, whichever is greater. 

25-feet Complies  

Side (east and west) 

Every lot on which a multiple dwelling 
is erected shall be provided with a 
side yard on each side of such lot. 
10-foot minimum setback plus each 
side yard shall be increased by one-
half foot for each ten feet or part 
thereof by which the length of the 
multiple dwelling exceeds 50 feet in 
overall dimension along the adjoining 
lot line. 

26.3 feet (one) 
and  

107.2 feet (total) 
Complies 

Rear (South) 35-foot minimum setback 36.1 feet Complies 

Building Height 30-feet maximum height  
34-feet (includes 
4-foot parapet)  

Complies 

Lot Coverage  35% 18% Complies  
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The definition of building height in the Zoning Ordinance excludes parapet walls not exceeding 
four (4) feet in height from the measurement of the height of a building.  Nevertheless, of 
particular importance is to ensure that the proposed height does not negatively impact adjacent 
properties.  The building should be of a height that provide an appropriate transition between 
the three (3) story LaSalette converted school building and the one and two-story adjacent single-
family homes 
 
The applicant has provided a 3-D model to show building in context with the surrounding 
properties.  
 
Items to be addressed:  None  
 
PARKING 

 
At their April 26, 2022 meeting, the Planning Commission indicated that they would consider a 
ten percent (10%) parking modification.  Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided 

Residential (General): 2 spaces per unit 
  
24 units = 48 spaces 
 

41 spaces 

Parking Credit: Bicycle parking may be used to reduce the 
number of required off-street parking spaces. Existing 
developments may elect to reduce the required off-street 
parking by two car parking spaces by providing four 
bicycle parking spaces (i.e., by installing two inverted U, 
loop style, or other approved style of bicycle rack). 

- 2 spaces 
 

by providing 4 
bicycle parking 
spaces 

Parking Modification: Section 138-226 allows the Planning 
Commission to grant a parking modification up to ten 
percent of the total parking requirement for a particular 
use 

- 5 spaces 
 

48 spaces x .1 = 5 

Required Parking after credit & modification 41 spaces 

 Required Provided Compliance 

Minimum Size of Lot 
Per Unit  

No multiple dwelling shall be erected 
on a lot or parcel of land that has an 
area of less than 10,000 square feet. 
The total number of rooms (other 
than kitchen and sanitary facilities) 
provided shall not be more than the 
area of the parcel in square feet 
divided by 500. 
 
39,232 / 500 = 78 rooms 
 

31 rooms  Complies   
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 Required Provided 

Barrier Free 2 2 

Bicycle Parking 0 4 

Loading 0 0 

Total 41 spaces 
41 spaces in 
surface lots 

  
All parking is in the surface parking lot.  
 
Items to be Addressed:  None    
 
SITE ACCESS AND CIRCULATION 

 
The site will be accessed via a shared drive on Oxford Road and via a cross-access with the 
LaSalette Church parking lot to the south.  Access and circulation shall be reviewed by the City 
Fire Marshall and City Engineer, HRC.  
 
The applicant is providing a direct sidewalk/pedestrian connection from the sidewalk on Oxford 
Road to the site, which connects to the sidewalk around the building.     
 
Items to be addressed: Review of access and circulation by City Fire Marshall and City Engineer, 
HRC 
 

LANDSCAPING AND SCREENING 
 
A landscaping plan has been provided on sheet C-9.   The applicant proposes a mix of deciduous 
and evergreen trees, and shrubs.  As set forth in section 130-37, when the development of any 
property requiring site plan approval occurs, the City Planning Commission shall review 
landscaping plans and may require trees to be planted on or near the site consistent with the 
elements of the adopted city master plan. 
 
Masonry Screening: 
The applicant proposes a 6-foot-tall masonry screen wall along the western property line to 
screen the site from the adjacent single-family residential.  The wall is architecturally consistent 
with building.    
 
Trash Enclosure:  
The applicant is proposing one (1) trash enclosure.  The location of the trash enclosure is 
sufficient.    
 
The applicant proposes to screen the dumpster with a six-foot tall enclosure and landscaping.   
 
Items to be Addressed:  Planning Commission to review the landscape plan  
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PHOTOMETRICS 
 

A photometric plan has been provided. A total of four (4) pole mounted parking lot lights and 
eight (8) building light fixtures are proposed.  The pole-mounted fixtures are noted as having a 
height of 16 feet (where the maximum height is 20 feet).  Because the pole lights are adjacent to 
single family residential, as requested the applicant has added a shield to screening lights from 
residential property. The photometrics meet Zoning Ordinance requirements.  
  
Items to be Addressed:  None 
 
EXTERIOR APPLIANCES 

 

Applicant notes that mechanicals will be located on roof and screened via parapet.  
 
Items to be Addressed:  None  
 

FLOOR PLAN AND ELEVATIONS 
 

Floor plans and elevations have been provided.  Materials include brick, board and batten siding, 
and hardie reveal panel system. The applicant has provided a color rendering of the building, and 
a 3-D model of the building and site to assess compatibility and the appropriate transition 
between the single-family to the north and west and the LaSalette buildings to the south and 
east.   
 
Items to be Addressed:  None   
 

DESIGN STANDARDS AND SITE PLAN REVIEW STANDARDS 

 

As set forth in Sec. 138-679. – Standards, the site plan shall be reviewed and approved by the 
Planning Commission upon finding that: 
 

1. The site meets the requirements of this Code. 

2. The proposed development does not create adverse effects on public utilities, roads, or 
sidewalks. 

3. Pedestrian and vehicular areas are designed for safety, convenience, and compliment 
adjacent site design. 

4. Site design, architecture, signs, orientation, and materials are consistent with the city's 
master plan objectives and the design of the neighboring sites and buildings. 

5. Landscaping, lighting, dumpster enclosures, and other site amenities are provided where 
appropriate and in a complementary fashion. 

6. Site engineering has been provided to ensure that existing utilities will not be adversely 
affected. 
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We find that the required standards have been met.  
 
Items to be Addressed:  None.  

 
SUMMARY 

 

The proposed development and the proposed use meet the requirements of the RM zoning 
district and comply with the required site plan standards.   
 

We recommend Planning Commission approval with the following conditions:  

1. Review of access and circulation by City Fire Marshall and City Engineer, HRC;  

2. Amended Landscape Plan, if necessary, based on Planning Commission review.   

 

 

Sincerely,  

     

 

 

 

 



f ft,
A^

AVE, BETOOEY, MICHIfiAN Wm.

To:

Cc:

Megan Masson-Minock, Interim Community Development Director (via email)

Kirn Anderson, Community Development Department (via email)
Ric Chalmers Asst. DPW Director (via email)
Eddie Zmich, HRC (via email)

From

Date:

Subject:

Shawn Young, DR/V Director

May 27'h, 2022

The Ivy Apartments
Lot 53 Oxford Road
Plan Review #3

^

We have reviewed the revised site plans provided by the Community Development Department on May 19th
and prepared by Stonefield Engineering & Design.

The drawings are in substantial compliance with the previous DPW comments.

The following items shall be provided to the City prior to scheduling a preconstruction meeting:

1. A plan approval letter from the City's engineering consultant, Hubbell, Roth & dark (HRC).

2. An EGLE PA 399 water main permit is required for the new public main. HRC will provide
guidance on this multi-jurisdictional review process.

3. City of Berkley Material Specifications to be attached to sheet C-7.

4. Any existing private sanitary leads within the Oxford Road frontage of Lot 53 must be identified on
the demolition plan (sheet C-3) with a proper disconnection made within 24" of the public sewer.
This work will impact the roadway and traffic control plans. Pipe graph reports with tap locations
were previously provided to the applicant.

5. A traffic control plan shall be added to the plan set to account for the proposed work on both
Coolidge and on Oxford.

6. A construction schedule shall be provided with dates and durations of all major work items,
including final restoration.



7. Bonding (Performance, Labor & Material and Maintenance & Guarantee) and escrow requirements
will be outlined by HRC. All of the bonds and the construction escrow must be posted with the
City.

8. Please note electronic as-built drawings will be required following the utility installations.

Please feel free to contact me with any questions or concerns.

Page 2 of 2



 

Delhi Township 
2101 Aurelius Rd. 
Suite 2A 
Holt, MI 48842 
517-694-7760 

Detroit 
535 Griswold St. 
Buhl Building, Ste 1650 
Detroit, MI 48226 
313-965-3330 

Grand Rapids 
801 Broadway NW  
Suite 215 
Grand Rapids, MI 49504 
616-454-4286 

Howell 
105 W. Grand River 
Howell, MI 48843 
517-552-9199 

Jackson 
401 S. Mechanic St. 
Suite B 
Jackson, MI 49201 
517-292-1295 

Kalamazoo 
834 King Highway 
Suite 107 
Kalamazoo, MI 49001 
269-665-2005 

Lansing 
215 S. Washington SQ 
Suite D 
Lansing, MI 48933 
517-292-1488 
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MAILING: PO Box 824 
Bloomfield Hills, MI  48303-0824 
 
SHIPPING: 555 Hulet Drive 
Bloomfield Hills, MI  48302-0360 
 
PHONE: 248-454-6300 
WEBSITE:  hrcengr.com 

April 11, 2022 
 
City of Berkley 
3338 Coolidge Highway 
Berkley, Michigan 48072 
 
Attention:  Ms. Megan Masson-Minock, Community Development Director 
 Mr. Matthew Baumgarten, City Manager  
  
Re: Proposed “The Ivy” Residential Community HRC Job No. 20190914.02  
 Lot 53, Oxford Rd 
 Engineering Site Plan – Review No. 2 
 City of Berkley, MI 
  
Dear Ms. Masson-Minock and Mr. Baumgarten:  
  
As Consulting Engineers for the City of Berkley, and in accordance with your request, we have completed the 
Engineering Site Plan review of the proposed subject development for compliance with the City of Berkley’s 
engineering and site plan requirements.  The plans were prepared by Stonefield Engineering and Design, LLC 
of Royal Oak, Michigan with a revision date of March 25, 2022.  The proposed project is submitted as Phase II 
to the previously submitted and approved project at 2219 Coolidge Ave (“The Berkley”). The scope includes 
the removal of the existing parking lot in Lot 53 on Oxford Road and the construction of a new multifamily 
dwelling and parking lot.  The site is a 0.78-acre parcel of land located on the south side of Oxford Road near 
Coolidge Highway.  We hereby offer the following comments: 
 
General: 
 
1. A soil erosion permit will likely be required from the Oakland County Water Resources Commissioner 

(OCWRC).  If a soil erosion permit is required, it must be obtained, and a copy of the approved permit 
provided to the City prior to commencing construction.  Regardless of whether a permit is required, the 
City will require silt fence to be installed around the perimeter of the site, filter fabric installed in nearby 
catch basins, and a temporary maintenance aggregate/mud mat constructed for access to and from the 
proposed site. This item is still applicable. 
 

2. The City may require additional sections of existing curb and gutter and sidewalks along Oxford Road to 
be removed and replaced as part of the proposed project in order to address any current deteriorated 
conditions and will defer comment to the City. This item is still applicable. 

 
Water and Fire Protection Services: 
 
1. Permits may be required from the Department of Environment, Great Lakes, and Energy (EGLE) and from 

OCWRC for the installation and connection of the new water main service. This item is still applicable. 
 

2. The proposed water main along Oxford Road must be labeled to show the proposed size and length. Note 
that the City requires Ductile Iron Pipe, Class 54. The proposed water main has been revised. This item 
has been satisfactorily addressed.  
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3. The plans must include calculations for the new Residential Equivalent Unit (REU) value of the proposed 
(building) structures.  These calculations must also support that the proposed water service is sufficiently 
sized for the new REU values.  REU values have been added to the plans that suggest the proposed 
water service is sufficiently sized. This item has been satisfactorily addressed. 

 
4. Proposed finish grades for Gate Wells and Hydrants must be provided. Finish grades have been provided. 

This item has been satisfactorily addressed.  
 
Storm Drainage and Detention/Sanitary Sewer: 
 
1. This office has conducted a review of the stormwater calculations. The plans show a proposed average 

runoff coefficient of 0.81. The underground detention system previously approved for “The Berkley” 
development, which this site drains into, was designed and approved assuming a coefficient of 0.83 for the 
proposed “The Ivy” development. The plans also include calculations demonstrating that the proposed 
stormwater pipes are sized in accordance with 10-year stormwater system design standards. As such, the 
system appears to be adequately sized to detain stormwater from the proposed development. 
 

2. The plans show the proposed sewer leads connecting to the 90 inch WRC sewer. There is an existing City 
of Berkley combined sewer in Oxford Road that must be shown on the plans and the proposed sewer leads 
must connect to the City’s sewer in lieu of the WRC interceptor. The sewer connections have been 
revised. This item has been satisfactorily addressed. 
 

3. The stormwater maintenance agreement submitted as part of “The Berkley” development does not include 
the proposed storm pipes and structures as part of the physical limits shown in the agreement. That 
agreement must be updated to include the proposed stormwater features, or a separate agreement submitted 
for maintenance of the proposed storm system for “The Ivy”. The maintenance agreement for “The 
Berkley” has been revised to include the additional proposed storm system. This item has been 
satisfactorily addressed.  
 

4. The type of cover to be utilized on the proposed drainage structures must be indicated on the plans.  
Restricted covers may need to be utilized if required by the City’s DPW being that the City’s sewer system 
is combined.  The Applicant must inquire directly with the DPW.  The City has confirmed that the 
Applicant will not be required to utilize restricted covers. This item has been satisfactorily addressed. 
 

5. Detail sheets for the proposed storm sewers must be provided with structures, covers, pipe 
requirements/cross sections and connection/tap details in accordance with City and County Standards.  In 
addition, shop drawings for the said appurtenances will be required to be reviewed by the City and HRC. 
This item is still applicable. Details and shop drawings as required or requested by the City must be 
provided prior to construction.  

 
6. The proposed sanitary lead connection type (TwisTee sewer saddle, as per the City DPW, or approved 

equal) must be labeled on the plan. The connection type has been labeled on the plans. This item has 
been satisfactorily addressed.  
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Recommendation:  
  
Based on our aforementioned comments, we recommend approval of the proposed Site Plan subject to the 
applicant obtaining and submitting copies of any permits to the City and providing any required shop drawings 
or details prior to construction. 
 
If you have any questions or require any additional information, please contact the undersigned. 
 
Very truly yours, 
 
HUBBELL, ROTH & CLARK, INC. 
 
 
 
 
Edward D. Zmich     Mitch Stark 
Project Manager    Review Engineer 
 
EDZ/mas 
pc: City of Berkley; Mr. Derrick Schueller, Mr. Shawn Young  
 HRC; R. Alix, File 
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PARCEL ID# 25-17-257-025 PART OF LOTS 356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  OF LOTS 356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60 OF LOTS 356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  LOTS 356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60 LOTS 356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60 356-358 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60 INCLUSIVE AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60 AND PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60 PART OF THE ADJACENT VACATED WILTSHIRE ROAD (60  OF THE ADJACENT VACATED WILTSHIRE ROAD (60 OF THE ADJACENT VACATED WILTSHIRE ROAD (60  THE ADJACENT VACATED WILTSHIRE ROAD (60 THE ADJACENT VACATED WILTSHIRE ROAD (60  ADJACENT VACATED WILTSHIRE ROAD (60 ADJACENT VACATED WILTSHIRE ROAD (60  VACATED WILTSHIRE ROAD (60 VACATED WILTSHIRE ROAD (60  WILTSHIRE ROAD (60 WILTSHIRE ROAD (60  ROAD (60 ROAD (60  (60 (60 FEET WIDE), OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  WIDE), OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 WIDE), OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  BEING PART OF SECTIONS 16 AND 17, TOWN 1 BEING PART OF SECTIONS 16 AND 17, TOWN 1  PART OF SECTIONS 16 AND 17, TOWN 1 PART OF SECTIONS 16 AND 17, TOWN 1  OF SECTIONS 16 AND 17, TOWN 1 OF SECTIONS 16 AND 17, TOWN 1  SECTIONS 16 AND 17, TOWN 1 SECTIONS 16 AND 17, TOWN 1  16 AND 17, TOWN 1 16 AND 17, TOWN 1  AND 17, TOWN 1 AND 17, TOWN 1  17, TOWN 1 17, TOWN 1  TOWN 1 TOWN 1  1 1 NORTH, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  THE CITY OF BERKLEY), OAKLAND COUNTY, THE CITY OF BERKLEY), OAKLAND COUNTY,  CITY OF BERKLEY), OAKLAND COUNTY, CITY OF BERKLEY), OAKLAND COUNTY,  OF BERKLEY), OAKLAND COUNTY, OF BERKLEY), OAKLAND COUNTY,  BERKLEY), OAKLAND COUNTY, BERKLEY), OAKLAND COUNTY,  OAKLAND COUNTY, OAKLAND COUNTY,  COUNTY, COUNTY, MICHIGAN, AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING ON PAGE 30 OF OAKLAND COUNTY RECORDS BEING  PAGE 30 OF OAKLAND COUNTY RECORDS BEING PAGE 30 OF OAKLAND COUNTY RECORDS BEING  30 OF OAKLAND COUNTY RECORDS BEING 30 OF OAKLAND COUNTY RECORDS BEING  OF OAKLAND COUNTY RECORDS BEING OF OAKLAND COUNTY RECORDS BEING  OAKLAND COUNTY RECORDS BEING OAKLAND COUNTY RECORDS BEING  COUNTY RECORDS BEING COUNTY RECORDS BEING  RECORDS BEING RECORDS BEING  BEING BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID  PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID  DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID  AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID AS FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID  FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID FOLLOWS: BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID  BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID  AT THE SOUTHWESTERLY CORNER OF SAID AT THE SOUTHWESTERLY CORNER OF SAID  THE SOUTHWESTERLY CORNER OF SAID THE SOUTHWESTERLY CORNER OF SAID  SOUTHWESTERLY CORNER OF SAID SOUTHWESTERLY CORNER OF SAID  CORNER OF SAID CORNER OF SAID  OF SAID OF SAID  SAID SAID LOT 358; THENCE NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  358; THENCE NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH 358; THENCE NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  THENCE NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH THENCE NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH 33 DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH DEGREES 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH 37 MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH MINUTES 16 SECONDS WEST 115.96 FEET; THENCE NORTH  16 SECONDS WEST 115.96 FEET; THENCE NORTH 16 SECONDS WEST 115.96 FEET; THENCE NORTH  SECONDS WEST 115.96 FEET; THENCE NORTH SECONDS WEST 115.96 FEET; THENCE NORTH  WEST 115.96 FEET; THENCE NORTH WEST 115.96 FEET; THENCE NORTH  115.96 FEET; THENCE NORTH 115.96 FEET; THENCE NORTH  FEET; THENCE NORTH FEET; THENCE NORTH  THENCE NORTH THENCE NORTH  NORTH NORTH 89 DEGREES 51 MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  DEGREES 51 MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES DEGREES 51 MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  51 MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES 51 MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES 45 SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES SECONDS EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES EAST 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES 67.83 FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  FEET; THENCE SOUTH 33 DEGREES 37 MINUTES FEET; THENCE SOUTH 33 DEGREES 37 MINUTES  THENCE SOUTH 33 DEGREES 37 MINUTES THENCE SOUTH 33 DEGREES 37 MINUTES  SOUTH 33 DEGREES 37 MINUTES SOUTH 33 DEGREES 37 MINUTES  33 DEGREES 37 MINUTES 33 DEGREES 37 MINUTES  DEGREES 37 MINUTES DEGREES 37 MINUTES  37 MINUTES 37 MINUTES  MINUTES MINUTES 16 SECONDS EAST 78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  SECONDS EAST 78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 SECONDS EAST 78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  EAST 78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 EAST 78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 78.63 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 FEET; THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 THENCE SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 SOUTH 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56 56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  DEGREES 28 MINUTES 30 SECONDS WEST 56.56 DEGREES 28 MINUTES 30 SECONDS WEST 56.56  28 MINUTES 30 SECONDS WEST 56.56 28 MINUTES 30 SECONDS WEST 56.56  MINUTES 30 SECONDS WEST 56.56 MINUTES 30 SECONDS WEST 56.56  30 SECONDS WEST 56.56 30 SECONDS WEST 56.56  SECONDS WEST 56.56 SECONDS WEST 56.56  WEST 56.56 WEST 56.56  56.56 56.56 FEET TO THE POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  TO THE POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO TO THE POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  THE POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO THE POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO POINT OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO OF BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO BEGINNING. CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO CONTAINING 0.13 ACRES OF LAND MORE OR LESS. ALSO  0.13 ACRES OF LAND MORE OR LESS. ALSO 0.13 ACRES OF LAND MORE OR LESS. ALSO  ACRES OF LAND MORE OR LESS. ALSO ACRES OF LAND MORE OR LESS. ALSO  OF LAND MORE OR LESS. ALSO OF LAND MORE OR LESS. ALSO  LAND MORE OR LESS. ALSO LAND MORE OR LESS. ALSO  MORE OR LESS. ALSO MORE OR LESS. ALSO  OR LESS. ALSO OR LESS. ALSO  LESS. ALSO LESS. ALSO  ALSO ALSO SUBJECT TO ANY OTHER EASEMENTS OR RIGHT OF WAYS OF RECORD IF ANY. PARCEL ID# 25-17-257-008 LOT 427, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  427, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 427, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  BEING PART OF SECTIONS 16 AND 17, TOWN 1 BEING PART OF SECTIONS 16 AND 17, TOWN 1  PART OF SECTIONS 16 AND 17, TOWN 1 PART OF SECTIONS 16 AND 17, TOWN 1  OF SECTIONS 16 AND 17, TOWN 1 OF SECTIONS 16 AND 17, TOWN 1  SECTIONS 16 AND 17, TOWN 1 SECTIONS 16 AND 17, TOWN 1  16 AND 17, TOWN 1 16 AND 17, TOWN 1  AND 17, TOWN 1 AND 17, TOWN 1  17, TOWN 1 17, TOWN 1  TOWN 1 TOWN 1  1 1 NORTH, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  THE CITY OF BERKLEY), OAKLAND COUNTY, THE CITY OF BERKLEY), OAKLAND COUNTY,  CITY OF BERKLEY), OAKLAND COUNTY, CITY OF BERKLEY), OAKLAND COUNTY,  OF BERKLEY), OAKLAND COUNTY, OF BERKLEY), OAKLAND COUNTY,  BERKLEY), OAKLAND COUNTY, BERKLEY), OAKLAND COUNTY,  OAKLAND COUNTY, OAKLAND COUNTY,  COUNTY, COUNTY, MICHIGAN, AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  ON PAGE 30 OF OAKLAND COUNTY RECORDS. ON PAGE 30 OF OAKLAND COUNTY RECORDS.  PAGE 30 OF OAKLAND COUNTY RECORDS. PAGE 30 OF OAKLAND COUNTY RECORDS.  30 OF OAKLAND COUNTY RECORDS. 30 OF OAKLAND COUNTY RECORDS.  OF OAKLAND COUNTY RECORDS. OF OAKLAND COUNTY RECORDS.  OAKLAND COUNTY RECORDS. OAKLAND COUNTY RECORDS.  COUNTY RECORDS. COUNTY RECORDS.  RECORDS. RECORDS. CONTAINING 0.17 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  0.17 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR 0.17 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  ALSO SUBJECT TO ANY OTHER EASEMENTS OR ALSO SUBJECT TO ANY OTHER EASEMENTS OR  SUBJECT TO ANY OTHER EASEMENTS OR SUBJECT TO ANY OTHER EASEMENTS OR  TO ANY OTHER EASEMENTS OR TO ANY OTHER EASEMENTS OR  ANY OTHER EASEMENTS OR ANY OTHER EASEMENTS OR  OTHER EASEMENTS OR OTHER EASEMENTS OR  EASEMENTS OR EASEMENTS OR  OR OR RIGHT OF WAYS OF RECORD IF ANY. PARCEL ID# 25-17-257-007 LOT 205, OF "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1  205, OF "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1 205, OF "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1  OF "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1 OF "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1  "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1 "STEPHENSON-BARBER'S OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1  OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1 OAKLAND MANORS SUB'N", OF PART OF SECTION 17, TOWN 1  MANORS SUB'N", OF PART OF SECTION 17, TOWN 1 MANORS SUB'N", OF PART OF SECTION 17, TOWN 1  SUB'N", OF PART OF SECTION 17, TOWN 1 SUB'N", OF PART OF SECTION 17, TOWN 1  OF PART OF SECTION 17, TOWN 1 OF PART OF SECTION 17, TOWN 1  PART OF SECTION 17, TOWN 1 PART OF SECTION 17, TOWN 1  OF SECTION 17, TOWN 1 OF SECTION 17, TOWN 1  SECTION 17, TOWN 1 SECTION 17, TOWN 1  17, TOWN 1 17, TOWN 1  TOWN 1 TOWN 1  1 1 NORTH, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  THE CITY OF BERKLEY), OAKLAND COUNTY, THE CITY OF BERKLEY), OAKLAND COUNTY,  CITY OF BERKLEY), OAKLAND COUNTY, CITY OF BERKLEY), OAKLAND COUNTY,  OF BERKLEY), OAKLAND COUNTY, OF BERKLEY), OAKLAND COUNTY,  BERKLEY), OAKLAND COUNTY, BERKLEY), OAKLAND COUNTY,  OAKLAND COUNTY, OAKLAND COUNTY,  COUNTY, COUNTY, MICHIGAN, AS RECORDED IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  AS RECORDED IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. AS RECORDED IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  RECORDED IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. RECORDED IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. IN LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. LIBER 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. 12 OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. OF PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS. PLATS ON PAGE 22 OF OAKLAND COUNTY RECORDS.  ON PAGE 22 OF OAKLAND COUNTY RECORDS. ON PAGE 22 OF OAKLAND COUNTY RECORDS.  PAGE 22 OF OAKLAND COUNTY RECORDS. PAGE 22 OF OAKLAND COUNTY RECORDS.  22 OF OAKLAND COUNTY RECORDS. 22 OF OAKLAND COUNTY RECORDS.  OF OAKLAND COUNTY RECORDS. OF OAKLAND COUNTY RECORDS.  OAKLAND COUNTY RECORDS. OAKLAND COUNTY RECORDS.  COUNTY RECORDS. COUNTY RECORDS.  RECORDS. RECORDS. CONTAINING 0.29 ACRES OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  0.29 ACRES OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT 0.29 ACRES OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  ACRES OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT ACRES OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT OF LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT LAND MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT  TO ANY AND ALL EASEMENTS OR RIGHT TO ANY AND ALL EASEMENTS OR RIGHT  ANY AND ALL EASEMENTS OR RIGHT ANY AND ALL EASEMENTS OR RIGHT  AND ALL EASEMENTS OR RIGHT AND ALL EASEMENTS OR RIGHT  ALL EASEMENTS OR RIGHT ALL EASEMENTS OR RIGHT  EASEMENTS OR RIGHT EASEMENTS OR RIGHT  OR RIGHT OR RIGHT  RIGHT RIGHT OF WAYS OF RECORD IF ANY. PARCEL ID# 25-17-257-024 LOT 425, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  425, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 425, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  BEING PART OF SECTIONS 16 AND 17, TOWN 1 BEING PART OF SECTIONS 16 AND 17, TOWN 1  PART OF SECTIONS 16 AND 17, TOWN 1 PART OF SECTIONS 16 AND 17, TOWN 1  OF SECTIONS 16 AND 17, TOWN 1 OF SECTIONS 16 AND 17, TOWN 1  SECTIONS 16 AND 17, TOWN 1 SECTIONS 16 AND 17, TOWN 1  16 AND 17, TOWN 1 16 AND 17, TOWN 1  AND 17, TOWN 1 AND 17, TOWN 1  17, TOWN 1 17, TOWN 1  TOWN 1 TOWN 1  1 1 NORTH, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  THE CITY OF BERKLEY), OAKLAND COUNTY, THE CITY OF BERKLEY), OAKLAND COUNTY,  CITY OF BERKLEY), OAKLAND COUNTY, CITY OF BERKLEY), OAKLAND COUNTY,  OF BERKLEY), OAKLAND COUNTY, OF BERKLEY), OAKLAND COUNTY,  BERKLEY), OAKLAND COUNTY, BERKLEY), OAKLAND COUNTY,  OAKLAND COUNTY, OAKLAND COUNTY,  COUNTY, COUNTY, MICHIGAN, AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  ON PAGE 30 OF OAKLAND COUNTY RECORDS. ON PAGE 30 OF OAKLAND COUNTY RECORDS.  PAGE 30 OF OAKLAND COUNTY RECORDS. PAGE 30 OF OAKLAND COUNTY RECORDS.  30 OF OAKLAND COUNTY RECORDS. 30 OF OAKLAND COUNTY RECORDS.  OF OAKLAND COUNTY RECORDS. OF OAKLAND COUNTY RECORDS.  OAKLAND COUNTY RECORDS. OAKLAND COUNTY RECORDS.  COUNTY RECORDS. COUNTY RECORDS.  RECORDS. RECORDS. CONTAINING 0.21 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  0.21 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR 0.21 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  ALSO SUBJECT TO ANY OTHER EASEMENTS OR ALSO SUBJECT TO ANY OTHER EASEMENTS OR  SUBJECT TO ANY OTHER EASEMENTS OR SUBJECT TO ANY OTHER EASEMENTS OR  TO ANY OTHER EASEMENTS OR TO ANY OTHER EASEMENTS OR  ANY OTHER EASEMENTS OR ANY OTHER EASEMENTS OR  OTHER EASEMENTS OR OTHER EASEMENTS OR  EASEMENTS OR EASEMENTS OR  OR OR RIGHT OF WAYS OF RECORD IF ANY. PARCEL ID# 25-17-257-023 LOT 426, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  426, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 426, OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 OF "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 "VINSETTA PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 PARK", A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 A SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1 SUBDIVISION BEING PART OF SECTIONS 16 AND 17, TOWN 1  BEING PART OF SECTIONS 16 AND 17, TOWN 1 BEING PART OF SECTIONS 16 AND 17, TOWN 1  PART OF SECTIONS 16 AND 17, TOWN 1 PART OF SECTIONS 16 AND 17, TOWN 1  OF SECTIONS 16 AND 17, TOWN 1 OF SECTIONS 16 AND 17, TOWN 1  SECTIONS 16 AND 17, TOWN 1 SECTIONS 16 AND 17, TOWN 1  16 AND 17, TOWN 1 16 AND 17, TOWN 1  AND 17, TOWN 1 AND 17, TOWN 1  17, TOWN 1 17, TOWN 1  TOWN 1 TOWN 1  1 1 NORTH, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, RANGE 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, 11 EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, EAST, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, ROYAL OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, OAK TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, TOWNSHIP (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  (NOW THE CITY OF BERKLEY), OAKLAND COUNTY, (NOW THE CITY OF BERKLEY), OAKLAND COUNTY,  THE CITY OF BERKLEY), OAKLAND COUNTY, THE CITY OF BERKLEY), OAKLAND COUNTY,  CITY OF BERKLEY), OAKLAND COUNTY, CITY OF BERKLEY), OAKLAND COUNTY,  OF BERKLEY), OAKLAND COUNTY, OF BERKLEY), OAKLAND COUNTY,  BERKLEY), OAKLAND COUNTY, BERKLEY), OAKLAND COUNTY,  OAKLAND COUNTY, OAKLAND COUNTY,  COUNTY, COUNTY, MICHIGAN, AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. AS RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. RECORDED IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. IN LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. LIBER 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. 12 OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. OF PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS. PLATS ON PAGE 30 OF OAKLAND COUNTY RECORDS.  ON PAGE 30 OF OAKLAND COUNTY RECORDS. ON PAGE 30 OF OAKLAND COUNTY RECORDS.  PAGE 30 OF OAKLAND COUNTY RECORDS. PAGE 30 OF OAKLAND COUNTY RECORDS.  30 OF OAKLAND COUNTY RECORDS. 30 OF OAKLAND COUNTY RECORDS.  OF OAKLAND COUNTY RECORDS. OF OAKLAND COUNTY RECORDS.  OAKLAND COUNTY RECORDS. OAKLAND COUNTY RECORDS.  COUNTY RECORDS. COUNTY RECORDS.  RECORDS. RECORDS. CONTAINING 0.16 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  0.16 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR 0.16 ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR ACRES OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR OF LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR LAND MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR MORE OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR LESS. ALSO SUBJECT TO ANY OTHER EASEMENTS OR  ALSO SUBJECT TO ANY OTHER EASEMENTS OR ALSO SUBJECT TO ANY OTHER EASEMENTS OR  SUBJECT TO ANY OTHER EASEMENTS OR SUBJECT TO ANY OTHER EASEMENTS OR  TO ANY OTHER EASEMENTS OR TO ANY OTHER EASEMENTS OR  ANY OTHER EASEMENTS OR ANY OTHER EASEMENTS OR  OTHER EASEMENTS OR OTHER EASEMENTS OR  EASEMENTS OR EASEMENTS OR  OR OR RIGHT OF WAYS OF RECORD IF ANY.
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CURRENT ZONING:
SINGLE-FAMILY

RESIDENTIAL (R1-B)

EXISTING
 20'-0" W

IDE

PUBLIC
 ALLEY

STATE FARM

220 DRY CLEANERS

W
 O

 O
 D W

 A R D      A V E N U E

TRASH
ENCLOSURE

W/ NEW
WOOD GATES

4

9

9

NEW 6'-0" TALL BRICK
WALL W/ LIMESTONE CAP

BARRIER-FREE
CAR SPACE

ADA PARKING

BARRIER-FREE
VAN SPACE

ADA PARKING

10

CUSTOMER PARKING LOT

66

BARRIER-FREE
CAR SPACE

ADA PARKING

53 PARKING SPACES PROVIDED
+ 3 BARRIER-FREE SPACE = 56 TOTAL SPACES

EMPOLYEE PARKING LOT
12 PARKING SPACES PROVIDED

CONDITIONAL RE-ZONING:
PARKING

"CURBSIDE PARKING ONLY"

8' WIDE STRIP OF PERMEABLE
CONCRETE W/ SURFACE DRAINS

KITCHEN SINK FAUCET CRUE K-22972

W I L T S H I R E      R O A D

NEW 6'-0" TALL BRICK
WALL W/ LIMESTONE CAP

CONDITIONAL RE-ZONING:
PARKING

8' WIDE STRIP OF PERMEABLE
CONCRETE W/ SURFACE DRAINS

SALES FLOOR

ENTRY

MEN

WOMEN

EMPLOYEE

UTILITY

VAULT

BREAK ROOM

IT ROOM

SECURITY
OFFICE

RECEIVING

DELIVERIES

MAIN ENTRANCE

EXIT ONLY
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15'-0"

18'-0" 24'-0"

18
'-0

"
24

'-0
"

20
'-0

"

36
'-0

"

18'-0"

(6) NEW BIKE RACKS/BIKE REPAIR
STATION. (2) BIKE PER RACK = 12 BIKES

NEW MAIN
ENTRANCE/EXIT

DOOR

EXISTING PUBLIC ALLEY (SHADED AREA) SHALL BE
MAINTAINED BY THE PROPOSED ADULT USE RETAIL

TENANT, SAME AS THE LANDLORD HAS MAINTAINED.

NEW 12'-0" LONG STORM WATER
PLANTER W/ (2) BENCHES
(SUSTAINABLE MATERIAL)

(6) NEW STORM WATER
CONCRETE PLANTER BOLLARD

(SUSTAINABLE MATERIAL)

NEW PROPOSED
MOGO BIKE RENTAL

NEW TRASH
RECYCLING BIN

EX. UTILITY POLE

CURRENT ZONING:
SINGLE-FAMILY

RESIDENTIAL (R1-B)

EXISTING BUILDING AREA: 4,710 SF
NEW ADULT USE RETAIL = 3,405 SF
EXISTING STATE FARM = 1,305 SF

EX
ISTIN

G
 20'-0" W

ID
E

PU
BLIC

 A
LLEY

STATE FARM

220 DRY CLEANERS

F R A N K L I N      R O A D

W
 O

 O
 D

 W
 A

 R
 D

      A
 V

 E N
 U

 E

EXISTIN
G

 PUBLIC

PA
RKIN

G
 SPA

C
E

EXISTIN
G

 PUBLIC

PA
RKIN

G
 SPA

C
E

NEW STRIPPED
CROSSWALK

LED VEHICLE WARNING
LIGHT FOR PEDESTRIANS

SEPARATE PROPERTY/BUILDING

28531 WOODWARD AVENUE

28505 WOODWARD AVENUE

EX. TRASH
ENCLOSURE

W/ NEW
WOOD GATES

4

NEW 6'-0" TALL BRICK
WALL W/ LIMESTONE CAP

9

PROPOSED ADULT USE RETAIL
AND PROVISIONING CENTER

NEW 6" CONC. CURB

1256/1258
FRANKLIN

NEW STRIPPED
CROSSWALK

28557 WOODWARD AVENUE

NEW THORNLESS
HONEYLOCUST TREE

NEW THORNLESS
HONEYLOCUST TREE

1276 FRANKLIN

1299 WILTSHIRE

CURRENT ZONING:
MULTI-FAMILY

RESIDENTIAL (RM)

1346
WILTSHIRE

9

9

28471 WOODWARD AVE.

N
EW

 6
'-0

" T
A

LL
 B

R
IC

K
W

A
LL

 W
/ 

LI
M

ES
TO

N
E 

C
A

P
NEW 6'-0" TALL BRICK

WALL W/ LIMESTONE CAP

BARRIER-FREE
VAN SPACE

ADA PARKING

THIS AREA SHALL BE RESERVED
FOR PLOWED SNOW.

NEW LANDSCAPED AREA.
THIS AREA SHALL BE

RESERVED FOR PLOWED SNOW.

NEW LANDSCAPED
RAIN GARDEN

10

CUSTOMER PARKING LOT

NEW 6'-0" TALL BRICK
WALL W/ LIMESTONE CAP

66

BARRIER-FREE
CAR SPACE

ADA PARKING

53 PARKING SPACES PROVIDED
+ 3 BARRIER-FREE SPACE = 56 TOTAL SPACES

EMPOLYEE PARKING LOT
12 PARKING SPACES PROVIDED

CONDITIONAL RE-ZONING:
PARKING

CONDITIONAL RE-ZONING:
PARKING

TW
O

-W
A

Y 
D

R
IV

E 
A

SI
LE

TWO-WAY DRIVE ASILE

ONE-WAY DRIVE ASILE

NEW PARK/BENCH
AREA W/ DOG

WALKING STATION

NEW LANDSCAPED AREA

N
EW

 6
'-0

" T
A

LL
 B

R
IC

K
W

A
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 W
/ 

LI
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N
E 

C
A

P

N
EW

 6
'-0

" T
A
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 B

R
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K
W

A
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 W
/ 
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TO

N
E 

C
A

P

"CURBSIDE PARKING ONLY"

(2) ROWS OF 8' TALL ARBORVITAE

(2
) 

R
O

W
S 

O
F 

8'
 T

A
LL

 A
R

BO
RV

ITA
E

NEW (15' tall) PARKING LOT
(LED/ENERGY EFFICIENT)

LIGHT FIXTURES/POLES

8' WIDE STRIP OF PERMEABLE
CONCRETE W/ SURFACE DRAINS

8'
 W

ID
E 

ST
R

IP
 O

F 
PE

R
M

EA
BL

E
C

O
N

C
R

ET
E 

W
/ 

SU
R

FA
C

E 
D

R
A

IN
S

EMPLOYEE
PARKING

ONLY SIGN

LEFT TURN
ONLY SIGN

NEW THORNLESS
HONEYLOCUST TREE

NEW THORNLESS
HONEYLOCUST TREE

OPENING @ WALLS

W I L T S H I R E     R O A D

NEW LANDSCAPED
RAIN GARDEN

BARRIER-FREE
CAR SPACE

ADA PARKING

8' WIDE STRIP OF PERMEABLE
CONCRETE W/ SURFACE DRAINS

NEW (15' tall) PARKING LOT
(LED/ENERGY EFFICIENT)

LIGHT FIXTURES/POLES

NEW (15' tall) PARKING LOT
(LED/ENERGY EFFICIENT)

LIGHT FIXTURES/POLES

NEW (15' tall) PARKING LOT
(LED/ENERGY EFFICIENT)

LIGHT FIXTURES/POLES

NEW (15' tall) PARKING LOT
(LED/ENERGY EFFICIENT)

LIGHT FIXTURES/POLES

PROPOSED 2,950 SF OF NEW GREEN
ROOF AREA, 1,660 SF OF STONE/GRAVEL WALKWAY

FOR MAINTENANCE OF GREEN ROOF & 100 SF
OF ROOF TOP UNITS

EX. UTILITY POLE

NEW LANDSCAPED
BIO-SWALE

AS00
ARCHITECTURAL SITE PLAN

NORTH

SCALE: 1" = 20'-0"

28531-28557 WOODWARD AVENUE

BERKLEY, MICHIGAN

PROPOSED FLOOR PLAN A101

ARCHITECTURAL SITE PLAN AS00

SHEET INDEX:

SEVEN POINT: ADULT USE RETAIL + PROVISIONING CENTER

1 OF 1BOUNDARY + TOPOGRAPHIC SURVEY
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22

23
'-0

"

P U B L I C    A L L E Y

NEW RECYCLED STEEL
CANOPY W/ SIGNAGE + RECESSED
LED LIGHTS (SUSTAINABLE MATERIAL) S E V E N    P O I N T.

LED VEHICLE WARNING LIGHT

NEW PROPOSED SIGNAGE

PR
O

PO
SE

D
 B

U
IL

D
IN

G
 H

EI
G

H
T

NEW EXIT
ONLY DOOR

RECYCLED (SUSTAINABLE MATERIAL)
BAMBOO COMPOSITE (VERTICAL) SIDINGNEW 12'-0" LONG STORM WATER

PLANTER W/ (2) BENCHES
(SUSTAINABLE MATERIAL)

NEW 3'-0" TALL WALL W/BENCH

NEW WALL MURAL BY
BERKLEY ARTISTS

ECO-STUCCO WALL FINISH REQUIRES
NO PAINTING.  SUSTAINABLE ALTERNATIVE

TO CONVENTIONAL PLASTER
AND STUCCO PRODUCTS.

S E V E N   P O I N T.

NEW LANDSCAPED RAIN GARDEN

RECYCLED (SUSTAINABLE MATERIAL)
BAMBOO COMPOSITE (VERTICAL) SIDING

ALUM STOREFRONT
(BLACK) FRAME W/

OPAQUE INSULATED GLASS
(ENERGY EFFICIENT)

ALUM STOREFRONT
(BLACK) FRAME

W/ OPAQUE
INSULATED GLASS

(ENERGY EFFICIENT)

ALUM STOREFRONT
(BLACK) FRAME

W/ OPAQUE
INSULATED GLASS

(ENERGY EFFICIENT)

ALUM STOREFRONT
(BLACK) FRAME

W/ OPAQUE
INSULATED GLASS

(ENERGY EFFICIENT)

TOTAL FACADE WALL AREA:  983 SF

ECO-STUCCO:
533 SF (54% OF WALL AREA)

BAMBOO COMPOSITE SIDING:
330 SF (34% OF WALL AREA)

ALUM FRAME W/INSULATED GLASS:
120 SF (12% OF WALL AREA)

NEW MASONRY BLOCK PARAPET @ PERIMETER OF
BUILDING TO SCREEN ALL ROOF TOP UNITS W/ NEW

RECYCLED STEEL WALL CAP

NEW WALL MOUNTED (LED/ENERGY
EFFICIENT) LIGHT FIXTURE.  TO BE
MOUNTED 8'-0" ABOVE GRADE

MAIN
ENTRANCE

ECO-STUCCO WALL FINISH REQUIRES
NO PAINTING.  SUSTAINABLE ALTERNATIVE

TO CONVENTIONAL PLASTER
AND STUCCO PRODUCTS.

A201

WILTSHIRE ROAD (NORTH) ELEVATION
SCALE: 1/4" = 1'-0"
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EXISTING STATE
FARM CANOPY

NEW LANDSCAPED RAIN GARDEN

ECO-STUCCO WALL FINISH REQUIRES
NO PAINTING.  SUSTAINABLE ALTERNATIVE

TO CONVENTIONAL PLASTER
AND STUCCO PRODUCTS.NEW 3'-0" TALL WALL W/BENCH

RECYCLED (SUSTAINABLE MATERIAL)
BAMBOO COMPOSITE (VERTICAL) SIDING

RECYCLED (SUSTAINABLE MATERIAL)
BAMBOO COMPOSITE (VERTICAL) SIDING

TOTAL FACADE WALL AREA:  1,275 SF

ECO-STUCCO:
942 SF (74% OF WALL AREA)

BAMBOO COMPOSITE SIDING:
275 SF (22% OF WALL AREA)

ALUM FRAME W/INSULATED GLASS:
58 SF (4% OF WALL AREA)

NEW RECESSED DELIVERY
ENTRANCE/EXIT:

SEVEN POINT

NEW MASONRY BLOCK PARAPET @ PERIMETER OF
BUILDING TO SCREEN ALL ROOF TOP UNITS W/ NEW

RECYCLED STEEL WALL CAP

NEW MASONRY BLOCK PARAPET @ PERIMETER OF
BUILDING TO SCREEN ALL ROOF TOP UNITS W/ NEW

RECYCLED STEEL WALL CAP

NEW WALL MOUNTED (LED/ENERGY
EFFICIENT) LIGHT FIXTURE.  TO BE
MOUNTED 8'-0" ABOVE GRADE

NEW WALL MOUNTED (LED/ENERGY
EFFICIENT) LIGHT FIXTURE.  TO BE
MOUNTED 8'-0" ABOVE GRADE

NEW RECYCLED STEEL
CANOPY W/ SIGNAGE + RECESSED
LED LIGHTS (SUSTAINABLE MATERIAL)

MULTI-TENANT
ENTRANCE/EXIT:

STATE FARM

A202

PUBLIC ALLEY (WEST) ELEVATION
SCALE: 1/4" = 1'-0"









 
 
  
 
  

 

 
 
 
   

MEMORANDUM 

To:  Planning Commission 

From:  Megan A. Masson-Minock, Interim Community Development Director 

Subject: PSP-12-22, Sketch Plan for Seven Point Provisioning Center at 28557 Woodward 

Avenue 

Date:  June 1, 2022 

The applicant has asked for a sketch plan review for the proposed renovation of the existing building at 

28557 Woodward Avenue Road as a retail marihuana dispensary at 28557 Woodward Avenue. The 

applicant is also proposing associated parking in the existing parking lot at Parcel #25-17-257-008, and 

proposed parking at 1299 Wiltshire Road, Parcel #25-17-257-007, and 1276 Franklin Road, Parcel #25-

17-257-023. 

Section 138-681 – Approval Process allow sketch plan review by the Planning Commission as follows: 

“Sketch plan (optional). An item may be submitted to the planning commission for informal 

discussion. No approval shall be granted. However, the applicant may wish to present and 

discuss a proposed project and any anticipated problems before applying for site plan approval.” 

On April 12, 2022, the applicant had a pre-application meeting with staff from myself, DPW Director 

Schueller, Fire Inspector Kelly, and Eddie Zmich and Mitchell Stark for HRC.  The applicant submitted a 

conditional rezoning request for 1276 Franklin Road on April 25, 2022 and for 1299 Wiltshire on April 28, 

2022.  After review by the City Attorney and Planning Consultant, it was determined that the conditional 

rezonings needed to be approved concurrently with the site plan for the project due to the conditions 

offered by the applicant.  On May 16, 2022, the applicant filed a site plan review application and request 

for sketch plan review.  All three applications are included in the Planning Commission packet.   

As no fees are required for sketch plan, the revised plans were not reviewed in full by this department, the 

Fire Inspector, DPW or the engineering consultants.   

Planning Review from Carlisle Wortman Associates (CWA) dated May 26, 2022 

Per my request, Carlisle Wortman Associates (CWA) has provided a preliminary review of the proposed 

conditional rezonings in conjunction with the sketch plan.  They found that the proposed rezonings are 

inconsistent with the Master Plan, and rezoning the Frankly parcel would create a spot zone, isolate 1256 

Franklin, and not provide an adequate buffer to either adjacent single-family home.   
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Parking and Other Proposed Marihuana Provisioning Centers in Berkley  

The applicant has indicated that, based on observing the site plan proceedings by the Planning 

Commission for other marihuana provisioning centers, additional parking and circulation could be 

required by the Planning Commission as part of site plan review.  The conditional rezoning requests were 

brought to address those potential concerns.   

To provide context between this sketch plan and the the other provisioning center site plans that have 

approved site plans from the Planning Commission, the table below summarizing the square footage of 

each provisioning center, parking requirements, parking proposed and notes: 

Provisioning 
Center 

Uses & Square 
Footage 

Required 
Parking 

Proposed 
Parking 

Notes  

PSP-03-22: 
1949 Twelve Mile 
Lume  

Provisioning 
Center: 16,141 s.f. 

Office: 8,413 s.f. 

69 124 

While 17 spaces were required for 
provisioning use, the applicant 
anticipated the need for 34 spaces.  
There is a shared parking with an 
adjacent property for overflow. 

PSP-09-22: 
3916 W. Eleven Mile  
Quality Roots  

Provisioning 
Center: 5,724 s.f. 

Office: 686 s.f. 

13 19 
The applicant had six additional 
spaces in a previous submittal, but 
replaced them with landscaping.  

PSP-12-22: 
28557 Woodward 
Seven Point 

Provisioning 
Center: 3,405 s.f. 

Office: 1,305 s.f. 

11 53 

 

 

Summary and Recommendation 

Please come prepared to share your questions and concerns about the sketch plan and the associated 

conditional rezonings.  The applicant has requested direction on whether to continue to pursue the 

conditional rezonings.  Please note that the process for a rezoning of any type is a recommendation by 

the Planning Commission and approval by the City Council.  

Thank you. 

 

Cc: Matt Baumgarten, City Manager 

 John Staran, City Attorney 

 Gabe Rubin, Representative for Seven Point Dispensing of Michigan, LLC 

 

 









































APPLICATION FOR AMENDMENT OT THE ZONING MAP 

EXHIBIT A-JUSTIFICATION FOR PROPOSED REZONING 

1. Is the proposed rezoning consistent with the Berkley Master Plan and the Future Land Use

The marihuana adult-use and medical use municipal retail and provisioning center license was 

approved by the Berkley City Council for this location. However, this use is not part of the City of 

Berkley's Master Plan or Future Land Use Map as the Master Plan did not contemplate marijuana 

uses generally and the high-traffic nature of these uses specifically. As a result, the Master Plan 

did not consider the need for additional parking for this use and other retail uses along 

Woodward Avenue (MOOT 2019 80,000 cars per day). The Future Land Use Map identifies 

properties west of the parcels along Woodward Avenue {Gateway Corridor) as Potential Corridor 

Expansion/Transitional Buffer. 

Nonetheless, the proposed rezoning of the property located at 1299 Wiltshire is consistent with 

the Berkley Master Plan and Future Land Use if compared to other properties that have been 

identified as either Gateway corridor use or potential corridor expansion/transitional buffer. To 

illustrate, the Flagstar bank property directly north of the subject property is categorized on the 

Future Land Use map as the Gateway Corridor and has the same western property line as 1299 

Wiltshire Road. According to the City of Berkley Master Plan, the parcels on Woodward were 

originally platted over a century ago and lack an adequate buffer between the high-traffic retail 

locations on Woodward Avenue and the residential properties immediately adjacent to them. 

This issue was addressed in the future land use map, which called for additional buffers between 

the high-traffic retail locations on Woodward and the residential neighborhoods immediately 

behind them. 

For example, there are two single family homes located on Dorothea Road (1208 and 1224). 

These two properties are identified in the future land use map as Potential Corridor Expansion/ 

Transitional Buffer. A rezoning of the subject property would follow the existing land use pattern 

for properties abutting Woodward Avenue and would serve to support both the Woodward 

corridor and the adjacent residential neighborhoods. 

-·�•',b;,; ___ ,..,_
....... 

1299 Wiltshire Road 

1208 and 1224 Dorothea Road parcels are identified as 

potential corridor expansion/transitional buffer on the 

Future Land Use Map. 















 

Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate  

 
To: City of Berkley Planning Commission 
 
From:   Ben Carlisle, AICP  
 
Date:  May 26, 2022 
 
Re:  Sketch Plan: Franklin and Wiltshire Rezoning  
 

 
An application has been submitted for a conditional rezoning of two (2) parcels; one (1) that 
fronts on Franklin Road (1276 Franklin) and one (1) that fronts on Wiltshire Road (1299 Wiltshire).  
The purpose of the conditional rezoning is to provide parking for a proposed marihuana retail 
and provisioning center that fronts on Woodward.  Though just a sketch plan, we have been 
asked to provide comments to guide Planning Commission discussion.  The sketch plan is 
contingent on the rezoning, and as such focused our review on the rezoning.   

 

Proposed 
Rezoning  

Proposed 
Marihuana Retail 
and Provisioning   

Zoned “Parking” and to 
remain parking for use   

Wiltshire Road 

Franklin Road 
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Zoning  
 
The Wiltshire parcel is zoned R1-B.  The Franklin parcel is zoned RM. Neither R1-B nor RM permit 
parking as a principal use.  
 

 
 
Master Plan  
 
The Wiltshire parcel is future land use planned as Single-Family Residential.  One of the items 
that was discussed during the master planning process was “zoning” creep, where zoning the 
corridors would extended “too far” into the neighborhoods.  For that reason, the “Potential 
Corridor Expansion/Transitional Buffer” future land use category was strategically guide potential 
corridor zoning expansion.  This site was not designed for that expansion purpose.  
 
The Franklin parcel is future land use planned as Gateway Corridor.  The intent of the Gateway 
Corridor future land use category is to improve the function, investment value and aesthetics of 
these corridors as mixed-use, walkable places.   
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The following land uses are expected to continue:  

• Mixed-use buildings (no more than 3 stories)  
• Offices  
• Retail  
• Restaurants  
• Public spaces  
• Institutions, such as places of worship  
• Auto-oriented uses, such as gas stations or vehicle repair shops 

 
Without a consideration of context, the rezoning to parking may be consistent with the Master 
Plan.  However, reviewing the rezoning in context, the following points must be considered:  

• The parcel is not adjacent to the alley, and the existing Woodward zoned area.  Essentially, 
the rezoning would skip over the parcel at 1256/1258 Franklin.  Its is not good zoning 
practice to have what could be considered a spot zone.   

• If 1276 Franklin were rezoned, 1256/1258 Franklin would be surrounded by a parking lot 
north, an alley to the east and parking to the west.    

• 1276 Franklin is very narrow, which doesn’t allow any landscaping buffer between the 
two adjacent residential homes.   A tenant of the Master Plan is for any rezoning or change 
of use is the protection adjacent residential properties.   

 
Rezoning Standards 
 
As set forth in Section. 138-585.of the Zoning Ordinance, the Planning Commission shall use the 
following standards in reviewing the application for rezoning:  

  

WILTSHIRE ROAD 
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1. Existing uses of property within the general area of the property in question; 

2. The zoning classification of property within the general area of the property in question; 

3. The suitability of the property in question to the uses permitted under the existing zoning 
classification; 

4. The trend of development, if any, in the general area of the property in question, including 
changes, if any, which have taken place in its present zoning classification; and 

5. The objectives of the current master plan for the city. 
 

The city planning commission shall not recommend the adoption of a proposed amendment 
unless it finds that the adoption of such amendment is not detrimental to the public interest.  

 
The Planning Commission shall discuss these standards in the context of the proposed rezoning.  
 
Summary 
 
We find that the rezoning is inconsistent with the Master Plan.  The Wiltshire parcel is master 
planned to remain single-family residential.   Rezoning the Franklin parcel would create a spot 
zone, isolate 1256 Franklin, and not provide for an adequate buffer to either adjacent existing 
single-family home.   
 
 
Sincerely,  

 



 
THE CITY OF BERKLEY 

Building Department 
3338 Coolidge, Berkley, Michigan 48072 

(248) 658-3320 
 
 
 

NOTICE OF PUBLIC MEETING 
BERKLEY PLANNING COMMISSION 

 
 
NOTICE IS HEREBY GIVEN, in accordance with Section 138-528 and Section 30-806 of the Berkley City 
Code, that there will be a meeting of the Berkley Planning Commission to be held at the City of Berkley in 
the Council Chambers, 3338 Coolidge Hwy, Berkley Michigan, on Tuesday, June 7, 2022 at 7:10 pm, or 
as near thereto as the matter may be reached. 
 
APPLICATION PSP-12-22 
 
Seven Point Dispensing of Michigan, on behalf of The Greenside Trust, is requesting a sketch plan for the 
renovation of the existing building to be a retail marihuana dispensary at 28557 Woodward Avenue, 
Parcel #25-17-257-025, associated parking in the existing parking lot at Parcel #25-17-257-008, and 
proposed parking at 1299 Wiltshire Road, Parcel #25-17-257-007, and 1276 Franklin Road, Parcel #25-
17-257-023. 
 
Complete application information is available for review at www.berkleymich.org/urbanplanning. 
 
Comments regarding the request may be made in person on the night of the meeting or may be made in 
writing.  All written comments must be submitted to the Building Department or email to 
comdirector@berkleymich.net before 5:00p.m on the date of the Planning Commission meeting. 
 
 
You can watch the meeting: https://www.berkleymich.org/livestream/index.php  
 
 
      MEGAN MASSON-MINOCK 
      INTERIM COMMUNITY DEVELOPMENT DIRECTOR 

 

http://www.berkleymich.org/urbanplanning
mailto:comdirector@berkleymich.net
https://www.berkleymich.org/livestream/index.php
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Occupant
28201 WOODWARD AVE
BERKLEY MI 48072 0911

FRANKLIN CORNERS ASSOCIATION
30600 NORTHWESTERN HWY STE 430
FARMINGTON HILLS MI 48334

Occupant
28478 WOODWARD AVE
ROYAL OAK MI 48067 0937

28454 WOODWARD LLC
28454 WOODWARD AVE
ROYAL OAK MI 48067 0937

ROBERT O'BRIEN WARD
CONNIE ANN WARD
2936 BROOKLINE ST
BERKLEY MI 48072 2101

Occupant
1256 FRANKLIN RD
BERKLEY MI 48072 2116

DANIEL GABAY
YISROEL GREEN
12357 MAGNOLIA BLVD APT 10
VALLEY VILLAGE CA 91607 2537

Occupant
28471 WOODWARD AVE
BERKLEY MI 48072 0912

CHRIST NATSIS
CHRISTINE MASON
25285 APPLETON DR
FARMINGTON HILLS MI 48336 1608

SSWC LLC
28747 WOODWARD AVE
BERKLEY MI 48072 0929

IRONHEAD TRUST
1359 DAVIS AVE
BIRMINGHAM MI 48009 2075

MAJID D CHOLAK
1299 WILTSHIRE RD
BERKLEY MI 48072 2136

THOMAS F ROLEWICZ JR
MARY D GLYNN
1350 FRANKLIN RD
BERKLEY MI 48072 2169

DUANA SCOTT
1294 FRANKLIN RD
BERKLEY MI 48072 2116

Occupant
1265 FRANKLIN RD
BERKLEY MI 48072 2115

DEREK PAUCK
SHELLY A PAUCK
5003 ELMHURST
ROYAL OAK MI 48073

RENE TAVARES
CHRISTIAM V GARCIA
1293 FRANKLIN RD
BERKLEY MI 48072 2115

Occupant
28653 WOODWARD AVE
BERKLEY MI 48072 0928

FLAGSTAR BANK FSB
MSC T-100-BRET 5151 CORPORATE DR
TROY MI 48098 2639

FISHER-WOODWARD LLC
28506 WOODWARD AVE
ROYAL OAK MI 48067 0938

28454 WOODWARD LLC
28454 WOODWARD AVE
ROYAL OAK MI 48067 0937

Occupant
28300 WOODWARD AVE
ROYAL OAK MI 48067 0936

SEVILLE MOTEL PROPERTIES
L.L.C.
701 MINNESOTA DR
TROY MI 48083 6203

AUDREY L STONE
TOMAS STONE
1348 WILTSHIRE RD
BERKLEY MI 48072 2150

DIANA TIEN LE
1276 FRANKLIN RD
BERKLEY MI 48072 2116

SONRISA INVESTMENTS LLC
28401 WOODWARD AVE
BERKLEY MI 48072 0912

Occupant
28505 WOODWARD AVE
BERKLEY MI 48072 0913

EDWARD COOPERSMITH
740 WELCH RD
COMMERCE TOWNSHIP MI 48390 3812

DANIEL LEE VERES TRUSTEE
1336 FRANKLIN RD
BERKLEY MI 48072 2169

TIMOTHY R PRYOR JR
LAUREN FANT
1308 FRANKLIN RD
BERKLEY MI 48072 2169



DYLLAN MCNAMARA
1321 FRANKLIN RD
BERKLEY MI 48072 2171

Occupant
28531 WOODWARD AVE
BERKLEY MI 48072 0913

IRONHEAD TRUST
1359 DAVIS AVE
BIRMINGHAM MI 48009 2075

JOANNE M STENQUIST
1343 WILTSHIRE RD
BERKLEY MI 48072 2137

Occupant
28530 WOODWARD AVE
ROYAL OAK MI 48067 0938

PT PROPERTIES L.L.C.
25455 YORK RD
ROYAL OAK MI 48067 3021

AMY DEE-ANNE IRWIN
1322 FRANKLIN RD
BERKLEY MI 48072 2169

ELLORIE SILVER
1363 WILTSHIRE RD
BERKLEY MI 48072 2137

ALAN N BURGY
DINALE M BURGY
1307 FRANKLIN RD
BERKLEY MI 48072 2171

Occupant
1247 FRANKLIN RD
BERKLEY MI 48072 2115

DEREK PAUCK
SHELLY A PAUCK
5003 ELMHURST
ROYAL OAK MI 48072

Occupant
1241 FRANKLIN RD
BERKLEY MI 48072 2115

GEORGE KUCYJ
4769 PIER DR
TROY MI 48098 4178
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MEMORANDUM 

To:  Berkley Planning Commission 

From:  Megan Masson-Minock, Interim Community Development Director 

Subject: Planning Commission Election of Officers 

Date:  June 1, 2022 

The City of Berkley Planning Commission Rules of Procedure states that if there is a vacancy in the office 

of vice-chair for whatever reason, the commission shall select a successor to the office of vice-chair at the 

earliest practicable time. With the limited number of Planning Commissioners and summer vacations on 

the horizon, we are requesting that you elect a vice-chair at your June 7, 2022 meeting to assure that, in 

case the chair cannot attend, there is someone designated to chair the meeting.   

The duties of the Vice Chair detailed in Section Three, item 2 of the Rules of Procedure are “If the chair is 

not able to chair a meeting or portion of a meeting, the vice chair shall act in place of the chair for that 

meeting or portion of meeting. The vice-chair shall act in the capacity of the chair and shall succeed to the 

office of chair in the event of a vacancy in that office.”   

The Rules of Procedure also require election of officers at your July meeting, when you will have at least 

two new members.  At that time, you will elect a chair, vice-chair and secretary, so the vice-chair elected 

in June could serve for a short time!   

Thank you. 



 
 
  
 
  

 

   

MEMORANDUM 

To:  Planning Commission 

From:  Megan A. Masson-Minock, Interim Community Development Director 

Subject: Cover Memo for Response to Draft Master Plan for Huntington Woods 

Date:  June 2, 2022 

 

Please find attached a draft response to the Huntington Woods draft Master Plan.  At your upcoming 
meeting, please let me know of any edits or suggestions.  The response does not need a motion, unless 
you want the response to be from the Planning Commission.  

Thank you. 

 

  



 
 
  
 
 DRAFT 

 

   

MEMORANDUM 

To:  Hank Berry, Zoning Administrator, City of Huntington Woods 

From:  Megan A. Masson-Minock, Interim Community Development Director 

Subject: Response to Draft Master Plan for Huntington Woods 

Date:  June 2, 2022 

We have reviewed February 2022 draft report for the Huntington Wood Master Plan Update.  The 
following items in the report would impact the City of Berkley and generally agree with Berkley’s recently 
adopted Master Plan: 

Eleven Mile 

• On the Future Land Use Map, the Eleven Mile Corridor is noted as “Enhance Corridor.” 

• Most of the Eleven Mile properties are designated “Preserve” on the Future Land Use map, with the 
retail area on the corner of Eleven Mile and Coolidge Highway designated as “Enhance.”   

• The existing parks and open space along Eleven Mile are planned as “Park and Open Space” 

• The City Campus area on the southwest corner of Eleven Mile and Scotia Road is shown on the 
Future Land Use Map as “Invest.”  The recommendations for this area include focusing on rehabbing 
and upgrading the Public Safety Building and considering issuing a Request for Proposal to gauge 
developer interest in the Public Safety Building.  The Berkley properties on the north side of Eleven 
Mile opposite this site are planned for Gateway Corridor, which would be compatible with a variety of 
uses.   

• The Complete Streets Plan includes the following recommendations for Eleven Mile, all of which 
should be in cooperation with the City of Berkley: 

o New pedestrian mid-block crossings near Scotia and Meadowcrest.  

o A Safe Routes to School Study should be completed for the pedestrian crossings along 
Eleven Mile.  

o The lane reconfiguration along Eleven Mile to three-lane configuration.  We appreciate that 
the draft report notes that coordination with the City of Berkley would be critical to successful 
implementation.   

 
  



DRAFT 
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Woodward 

• Woodward is also noted on the Future Land Use Map as an “Enhance Corridor.” 

• The Complete Streets Plan proposes pedestrian crossing improvements at Eleven Mile and 
Woodward and a dedicated bike lane or off-road bike facility along Woodward, continuing into City of 
Berkley. 

• The report supports the station area/mobility hub at Eleven Mile and Woodward proposed in the 
Regional Transit Authority Mobility-Oriented Development Study of the Woodward.  The City of 
Berkley’s Master Plan references that report as well and supports its implementation.   

• Streetscape improvements, façade improvements and infill development are recommendations in the 
Woodward Avenue Corridor Plan proposed in the report.  These recommendations are compatible 
with Berkley’s vision for its portion of the Woodward Corridor.  

Coolidge Highway 

• On the Future Land Use Map, the Coolidge Highway Corridor is also noted as “Enhance Corridor.” 

• The Coolidge Highway Corridor Plan in the report proposes streetscape improvements and access 
management that fit with Berkley’s vision for Coolidge within its boundaries.  The infill development 
opportunities noted in the report are south of the border with Berkley.   

 

Thank you. 

 

Cc: Berkley Planning Commission 
 Berkley City Council 

Matt Baumgarten, City Manager 
 John Staran, City Attorney 
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